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move into. We are extraordinarily patient 1 feel with the suffer-
ing of children. We can ride by and see these houses and not let
it keep us awake nights, and vet if we went into them and really
knew what they meant in the lives of children I think few of us
would sleep comfortably after such a visit, because it is so de-
structive of the idesmls and theories of American life. ‘

 We have experiramtad a little with some things. We have
tried in some dndustrial communities company mwusing, and we know
it is a failure, to take caré of the’preblem. Some of the worst ‘hous-
ing that I know of is company hotsing in which families are living,
rent free, at great costs to themselves and society, because of a
free or a very low rent for wretched housing conditions. We have
tried, and I hope we are going to try more, limited dividend hous~-
ing, but we know that it takes care of not the lowest income groums
and we have to emtark boldly-on the public. housing program in which
the profit motive is removed and we undertaks really to consider
what are the social values that we want to create in this community
and in this nation. : '

Out of the necessity of the times for stimulating work, for
stimulating work by useful construction, by taking into considera-
tion what should be our social aims, I hope very much that we are -
going to see the beginning, the demonstration of the possibility of
really moking life in Amsrica measure up to what we think life in
America should mean to its children, and that means literally mil-
1ions of children in the Urited States who do not know what a de-
cent and happy home is because of the social and economic conditions
to which they were born. I hcpe that another generation will see
those millions of children rejoicing in the great work that you
are doing nowe. '

- - .- o -

DR. ISADOR LUBIN
Commissicner, Bureau of Lator Statistics
Us S. Department of Labor

It is terribly embarrassing to have to get up after you have

been warned by Miss Abbott that you are going to hear a lot of sta-

tistics; particularly in view of the comment that one of my very
dear friends made the other night to the effect that if all of us
statisticians were laid end to end the country would be a lot better
offa '

The housing problem as I see it is primarily = problem of per-
sonal incomes. If our incomes were large enough I d oubt whether we
would have the prcblem of slum clearance that we must -face during
this generation. It is well enough to say that slums are the out-
come of the gregariousness of given grouos, that people will stick
together and that they will live in congestion, but I think that all
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evidences prove that in those cases whers incomes are sufficiently
large to make it possible to buy decent housing for the families,
those families will in virtually every case get such better housings
In other words, as I see it the protlem right now is either to raise
incomes to the point where our pcpulation can afford to pay for de-
cent housing or, second, lower the cost of housing to the point where

present incomes will meke such housing possiblee

Now the problem of incomes &as it affects housing ig primarily,
as you will easily ses, the problem of the wage of the lower salaried
worker. He is not receiving enough to pay the rent required to get a
decent place to live.. T am not referring to the present 1933 nor to
1932. T am referring to the ten years, 1920 to 1930. At no time dur-
ing that decade of go-called prosperity did the average wage earners
of the United States get enough income to make it possible for them to
enjoy the type of housing which is required if we are going to do that
thing the Secretary of Labor said: Trest eurselves to some of our civ-
ilization. :

Fortunately during the past week the United States Department
of Commerce has gotten up some figures for us to give us some picture
of what the average wage earner in this country actually was receiv-
ing. I want to give you some of these figures, and then T want to com=
pare those figures with what the various people in the United States
in the lower income classes have had to pay for rent, and see then
whether we can come to some conclusions as to what is the essential
next step,

v If you take the figures of the United States Departmert of Com=
merce or national income you will find that ths average income for the
worker in a manufacturing industry, who was fully employed to the extent
that nis industry ran fully, was $1300 in 1929 at the height of pros-
perity., In 1932 that income had fallen to 4876, I went to emphasize
those figures because 1 want to come back to them in a minute. Thir-
teen hundred dollars was the average income of the worker in a manu-
facturing industry in 1929 at the mak of prosperity, $876 the year
before laste.

For other industries, such as mining, transportation, construc-
tion, and other industries of that sort, if you put them all together
ant got an average You would find that the average was approximately
$1400, $100 mcre for the constraucticn, transportation and service in-
dustries, than the average for manufacturing itself.’ In 1932 this fig-
ure had fallen to approximately $950.

These figures, as 1 say, are averages and being averages they
were arrived at by bringing together the incomes of those who earned
relatively more thar $1400 and many of whom earned much less than $1400.
They correspond rather accurstely with similar figures that we have for
the state of Ohio which were received by the Chio Industrial Commission,
and which show that the average for all emplcyees in that state was ap-
proximately $1480 in 1929 and $1C50 in 1932, But the thing that is
worth while pointing out is that in the highest class of ‘wage earners

g
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taken from the point of view of income, which in 1929 in thé state

of Ohio was the construction industry workers, the average was ap=
proximately $1650. Ir other words in that upper group of wage. earnersy
in the industry that paid relatively the highest wage rates, the in-
come per capita was only approximately $1650, the average for industry
as a whole in the state being $1480.

Now the question that immediately arises isy how much of this
$1400 is available for rent, how much can we expect the average wage
earner to give up of this amount, and once we find out what that amount
is; the second question arises, what can you give him for his money?

If you take the country as a whole you will find that by and
large, roughly approximately 20 per cent of the wage earner's income
is spent for rent. Such figures as are available both for the past
and the present show tremendous variations. If you took the year 1918,
for example, at the peak of war activity you would bhave found that ap-
proximately one-sixth of the wage earner's income went forrent, approx-
imately 16.6 per cent, but if you went to various parts of the country
you would have found tremendous variation. You would have found, for
example, up ir Bridgeport ome out of every four dollars of income
went for rent, 25 per cent of the wage earner's pay envelope going to
his landlord.

- Later studies, the most recent of which for wage earners was
made in 1930 in the city of Detroit among Ford employees, after the
building boom was over, when there was no shortage of housirg, when
facilities were available, in fact there wasg very definite evidence
of a surplus, if you took the city of Detroit in 1930 you would have
found that the average Ford worker was earning approximately $136 per
morth. Of this amount $32.50 or 22.6 per cent was going to pay for
rent. This is a fairly high proportion, 22 per cemt of one's income
toing to pay renmt. If we cut that down to, say, approximtely 20 per
cent, which would be the average for all classes, the average Ford
worker earning $136 per month would have had to pay anproximately $28
per morth for his rent. . :

Now if we move to another group of workers of a higher income
class and with a higher standard (I refer particularly to governmental
employees) we will find that there too an abnormally large proportion
of their income is going for rent. In 1928 we found thet in New Or-
leans approximately one out of every six dollars was going for rent
among government workers. In the City of Baltimore approximately 22
per cdent was going for rent.

During last sutumn in the city of Washington in investigating
the cost of living we found that the custodial workers, that group
that was earning from $1000 to $1500 a year, were on the average spend-
ing 23.8 per cent of their income for rent, almost a quarter out of
every dollar among the workers who are earning from $1000 to $1500
going to pay the landlord at the end of the monthe

Among groups earning from $1500 to 32000, primarily the clerical
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group =and the sdministrative group, we find that 26 1/2 per cent was
going for rent in the city of Washingbtens; 73 1/2 cents out of every
dollar was left over after rent was paid for other costs of living.

Now, looking at thrt situatiorn and sseing how much it costs
the average wuge earner to live in any sort of housing, and certainly
none of us can be vroud of the tvpe of honsing we have been furnish~
ing either labcrers or government erployees either in Washington or
olgawhare, the question comes a2s to what we can do with this money
that the average wase oarner has available from his income to pay
rents. I am not dealing with 1932 and I am not dealing with 1933. 1
an dealing with what the average wage earner earned at the peak of
prosperitye ’

Earning $1400 a year or the average, or 3117 a month, and al-
lowirg 20 per cent for rent, as I mentioned a minute ago he was pay-
irg, $23.50 per month for rent, ths question arisss, wkat can we
furnish for $23.50 per month or, batter still, what could we have,
furnished in 1929 for $23.50 2 month? Ig terms of. 1933 we have got
to ask the question, what can we furnish him for $16, because $16 is
all he has availalle for his rent.

On the basis of 1929 earnimgs of $23.50 & month for reat which
is available, at $10 s room wé could heve furnished approximately two
and three-fifths rooms for tune aversge wage earning family. At $8.00
cost per room we could have furnished three rooms, and at. $6 per room
we could have furnished three and eight-tenths rocms.

Mow the problem is, cen we furnish dscent housing at $6 per
room. If you can, you can tzke care of the average wege earnsr. You
carmot take cars .of the subtmargiral wags earrer whese income is be-
low this 31400 level. If w2 are going to take care of those who are
receiving less than $1400, we havs got to furnish rooms at less than
$6 per room. I =m assuming approximately thres and a fraction rooms
per familys I vpersonally doubt whather you can furnish decenit hous-
ing with modern sanitary conveniences, with plenty of light, fer $6
per room, At least we can't do it with the conditions as trey are
right now. It is gqnite possible that with new developmerts of tech-
nique of building anrd with other prcblems of construction solved, we
mey be able to do that, but even if we do get dewn to $5 par room,
all that we will be furnishing the average waga earnsr's family on
the basis of $23.50 psr room, which is the average that he should
spend on Ws rent, will be a little more than three rooms per family.

The question arises then, if we can't give rooms at $6 a pisce
per month, what are we ta do about it? T think there ig only ons
arswer: We have got to mzke up our minds once ani for all that decent
housing, under present conditioms at least, requires very defirite gov-
ernmental subsidy. We must lenk upen housing as we have looked upon
health facilities, recreational facilities and cther activities where
the Government has felt that the service must bs rendered at a price
below the actual cost to society as a whole.

-
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How are we to do that? I personally see two wayse First,
definitely and clearly commit ourselves to municipal housing, at
e loss if necessary. We have got to make up our minds that if we
go in for municipal using we cannot expect all of these proper-
ties which are to be created for low income groups to pay their
complete operating expenses and overhead. . We cannot do that if
we are going to furnish these apartments and flats at a rental
within the means of the average wage earners

Second, in addition to public housing on a municipal basis,
T believe it will be absolutely essential that we continue for the
present at least and perhaps add tc such subsidies as we have ar-
ranged to give to private housiqg. That can be done first in the
manner Mr. Post suggests, lowering rents, second, by eliminating
taxation on such properties, and third, by the present method of
giving actual grantse.

. In any event, I tuink we have got to make up our minds that
with building in its present technological state, the day when
housing for workers, and I am talking about housing that is decent,
at & price within the income naying ability of the worker -- the
day when housing can be furnished at that price and at the same time
net a return to the private investor equal to what other invest-
ments in private industry have yielded 1is past, at least until we
have found some other way of providing housings

WILLIAM AVERELL HARRIMAN
Deputy Administrator, National Recovery
Administration

The reason I have been asked to speak to you is because
within the division of the industry which is within my division
comes the so-called heavy industries or capital goods industries.
They are the ones which manufacture largely the things that are
used in the construction of houses; for that reason this subject
is of intense interest to those groups of manufacturerse You are
fully familiar with the fact that something like two-thirds of our
unemployment hds been within those categories. You are familiar
slso with the fact that the unemployment has been as great as 80
per cent within those categories of industries and including the
construction industrye h

We will sither have to provide in our economic life for the
use of those plants or they will die ani decay and the population
that used to work in them move to other occupations. One has only
to0 look at an airplane mep of New York City and other cities -~ to
realize that the pecple who say that this country is overbuilt do
not know what they are talking about. There are isolated islands
of office buildings and of very high grade apartment houses that
possibly are overbuilt for immediate use. The rest of the city is
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in the condition which lr. Post has described to you, and he tas made
a very moderate statement of the conditicite

I believe that Mrs. Roosevelt put on the table = challengs to
the thought of this confersnce when she sncke of the fact that Govern=
ment could lead the way but private enterprise would have to take it upe
Don't let us forget the fact that money spent ty Covernment must be paid
either by the income from the facilities that are produced or else thrcugh
taxaticne. Taxatior eventually firds itself way down to everyone's pocket,
whether he be within the catesgory of the higher bracket incomes or the
low. Perhaps obviously to & different degree, but it finds its way there
nevertheless. ‘

The more we nut the burden on Government for subsidies and other
pids, the mors we increase indirectly the rent paid by the people who are
£6 1live in these hcuses. One can't help wondering in this great civili-
zetion t-at has been developed why our workers are able to buy the pro-
ducts of labvor in the form of automobiles, in the form of radios, in
the form of clothes, in the form of entertainment and food to a degree
that has never been known vefore -- and I am spesking of the period,
naturally, prior to the present depression -- in any o*her country of
the world; yet they are not able to buy the products of labor in the
form of decent housinge Thers migt be some fundamental cause for that,
and I lay on the table for your consideration that it is due to the fact
that the same type of offort, the same type of thought, has not been
put to the production of low cost housing, and ir that sense 1 mean low
crst in constructicn housing, that has been put into the cther things
that our people are using. Why is that?

o hear & lot about the fact that men in the construction indus-
try are getting much higher rates of pay than these in other industries.
Thaet may be true, but when you look at their total income for the year
it is not hard to see that there is real justification for those hourly
rates: the seasonal charactsr of their emnloyment , the incidental char-
acter of their employment ; the fact that they work and ere laid of f is
the obvious reason for twat. I put on the tabls the question in con-
nection with this program that you are talking abcut ways and means fur-
nishing steady employment and not casual employment.

Then we lock at the things that go into the congtruction of
houses. Bvery architect and every builder and svery ownsr has a dif-
ferent idea as to what should be put into those ywuges. The materials
are ordered rapidly and prompt delivery ig demanded. That has made it
impossible to dc any plarning cn & menufacturing basis for the things
that are used in housinge T kaow of no way that particular problem can
be solved without the cooperation of Covernment. Individual jdeas will
govern unless pressure is usedes

Iwill tell you one particular type of instance which is indica-
tive of that necsssity. I suppose you have g1l heard about standardiza-
ticn of railroad freight cars. There hes never teen a chance to get
railroad men to agree on standard box cars, even though the cavnacity

AR m

»



Py

-19-

R

ard use is pretty well standardized. Reilroads have got together
and produced what they considerad to be a good standard box car for
certain specific purposes. The manufacturers asked the railreoads if
they bought the rolls of steel that go into the box cars if they
would hereafter buy those cars. The answer was that they would make
no commitment.

I suggest for consideration that in connection with the grant-
ing of subsidiés eand aids and money, you suggest to the Government
thet & program of standardization be studied .so that when momey 1is
lent a condition be placed on that money that standard materials be
used. I do not mean that we should live in standard houses. There
can be any number of varietises of combinations, but that in the plan-
ning of these houses stendard materials be used, and I mean right
sown to the length of pipe, the length of concrete blocks,; et cetera,
and down to the smallest fixtures. Not only will that involve sub-
stantially cheaper production, but it will also involve substantially
cheaper installation.

There are other reasons, of course, why decent housing has
besn cut of reach of our werkers: the cost of private canital, natur-
ally, the cost of land, the inability to produce a project on & suf -
ficiently large scale. Condemnation privileges are necessary in or-
der to handle ths matter in an inteXligent waye

Tt seems also that in connection with planning for standard-
jzation planning as a whole should be undertaken. A manufacturer
must ses shead of time a flow and demand for mterials. An Automo-
bile manufacturer can nlan a design and control what he producese.

A manufacturer of fixtures, of buildipe supplies, cennot do so, and
he has to look ahead in connection with the capital expenditures
that are necessary to produce that product cheaply to a programe

Lastly I should like to speak of =2 matter that has nothing to
do with the subjsct that I am sveeking cn. The subject of low cost
housing is & subject in which I have been interested for a great many
years. I don't know that it wes ever brought more clearly home to
me, hcwever, than about eight years ago when I had the oppertunity
to make & trip through Russia. You will recall that during that
period every year ene heard stories that there would be a counter-
revolutior and the Soviet Gevernment would within a year or two fall.
I was satisfied by that time that the government was stable and was
in control, and largely for one reascn, or I should say among others
one important reason.

T will give you a picture of one town. It heppens to be Baku
which, as you know, is or the banks of the Caspian Sea in the heart
of Central Asia. There is 2 town there, ir which all of the various
races had congregeted over the years, had been driven in that small
ares between the two ranges of the Caucasus Mountains, and it is
that area where there are important oil depcsits.

The Soviet Government had sent an engineer to America to study
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how ¢il sheould be produced. He came back and in connection with the
project of developing economic exploitatiom of those 0il fields, he
brought back a certain type of architecture which we know in "alif-
ornia as the mission type, Alongside of the 0il wells that were be-
ing drilled there were villages springing up of these houses. In-
stead of shack lean-tos against the travel hills where men, women and
children and pigs and dogs shared these shacks were these small but
tidy type of houses. One could not help but realize that a govern-
ment that was approaching the social problem in the menner they were
would retain the respect of the citizens of that country.

I will reverse it here., If this problem is tackled in the
manner that you are tackling it, I know of nc nossible theory of gov~
ernment, no pessible propaganda thet can overthrow the principles up-
on which this great democracy has been built. This is the sore spot
ef our civilization, and it is a privilege for me to participate
with you in this conference.

- - - -

M. J. licDONOUGH
President, Bullding Trades Department
American Federation of Labor

The building trade workers are in the same position as other
workerses The dailv or hourly wage means nothing. It means nothing
other than the fact that we have not had an opportunity to earn that
salary yearly. In other words, what we should consider is the yearly
income, not the hourly income, end yat many pecple are objecting to
the $1, $1.25 or $1.50 an mur raid to the building *trade workers.

It means nothing if thsy do not have an opvortunity to earn it.

At the present time our inlustry is the most depressed in the
country, at least 80 per cent of our werkers being out of enmplecyment
and with no relief in sight.

As far as the organized woriers of this country are concerned,
we are in accord with the program as laid down by the National Public
Housing Conference. We are for slum clsarance, for the rsason that
many of our people occupy homes that are not fit tc live in. I be-
lieve that at the present time there are in this country five million
homes that are without the prover sanitary requirements. In my opin-
ion those five milliom homes are a menace to the health, not only of
the workers but of all the peovle in this country. We are in accord
with the purpose of this Conference, nct only as a means of previding
better homes for the people tc live in, but we alsc believe that if
all of our organizations support you in this great movement it will be
an aid in relieving unemployment for our people.

On behalf of all the building trades organizations I want to
agsure you of our whole-hearted support. You ars at liberiy tc call on
any of our international organizaticns. If any of them do not show the
proper spirit of cooperation, I will assure you of my best efforts in
having them fall in line with ycu.
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MQRNING SESSION

Subjects ORGANIZING THE COMMUNITY FOR PUBLIC HOUSING

MRS. MARY K. SIMKHOVITCH
Presidenmt , National Public Housing Conference
Director of Greenwich House, New York and
Member of Advisory Board on Housing, Presiding

The object of this all-day conference and this luncheon meet-
ing is to arouse the public to the great oppertunity the Recovery
Act affords for public housing., Private housing, including limited
dividend companies, cannot reach the people of the low income groupe
Our National Public Housing Conference exists for the purpose of
arousing public opinion to secure immediate actione Low cost hous~-
ing needs for its realization the creation of municipal housing au=-
thorities in every large urban area. We appoal to you all to help
us in this effort.

HELEN ALFRED
Secretary, Natiomal Public Housing Conference
and Chairman, Housing Committee
Netional Federation of Settlements

Your attendance at this Conference is heartening indeed. It
gives encouraging evidence of the rapidly increasing interest in the
provision of homes of quality for workingmen and their families at
low rents, by public authorities, on publicly owned lands, and with
the aid of public funds.

You may be imterested to know that there are listed among the
delegates present, represertetivcs of nearly ome hundred important
organizations--federal, state, and municipal departments, organized
labor groups, the clergy, economists, socizl workers, architects, and
city plannersj and that you all have come from some thirty-five citiese

Tc such an audience as this, it scarcely is necessary to vis-
uzlize the hazards to health, safety, and social habits due to the
existence of the filthy, dark, and thoroughly inadequate dwellings
and the congested and umsanitary areas common to every section of the
united States today. Many of you have had long association with the
conditions of life in run-down, below-standard neighborhoods, and are
fully convinced of the social importance of housing and the crying
need for a vigorous and umited attack upen the indecent conditions
under which the lower economic groups in practically every American
commurity live todaye

The passage of the National Industrial Recovery Act marked
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the opening of & new chapter in the history of housing in the Urited
Statess From & tragically long period during which the production of
dwellings of modern standard and low rental had been no one's respon-
sibility, this non-competitive field suddenly came to be the busi-
ness of the entire commumity through its govermment. The people may
indeed consider themselves blessed in the active leadership assumed
by the President and his cabinet in a battle against the slums. In
view of the splendid efforts of Secretary Ickes, through the Housing
Corporation and the Housing Division, to develop housing as a public
service and as a tool for industrial recovery, the program of each of
the three sessions of this Conference has been related to the Admin-
istration's policies. But it has been particularly designed to serve
as 8 stimulant to the active support and advangement of the federal

housing programs

The Conference feels honored in the participation of persons
who are in a position to speak with authority on specific topics. Due
to the limitations of time, the various addresses are, by necessity,
brief. However, we belisve that much ground ean be covered -- and
not superficially,

We invite you to consider housing not only as an emergency con=
struction program, but as a permanent public service as well. For some
years, those of us associated in the National Public Housing Conferehce
have been actively engaged in the organization of public opinion favor-
able to the initiation and development of housing programs by local au=
thorities. We are greatly encouraged by the spirit of unity and enthus-
iasm, and by the seriousness of purpose, evidenced by you who are at-
tending our first Washington Conference, as it seems to indicate the
promise of a coneerted national public housing movement. The creation
of public housing agencies, and the willingness of public officialg =--
federal or local, to act, seems only half the problem. In the last
analysis, the determining factor in any worthwhile social movement is
united action on the part of the various elements in a community.

On every hand, there is a demand for such action. There is no
time to lose. Many housing meetings and conferences are necessarye
The mayor of every key city in the country should bs persuaded to ap-
point a housing committee. The politicians as well as the people need
education, Where necessary, legislation must be passed. '

' With such an instrumentality as a local housing authority or
commission, with standards created and upheld by the Federal Govern-
ment, and with the aid of public funds, surely we shall finally accept
the challenge of a remaining frontier: the slums of our cities may
stil11 be rezed. Good hurdles have been taken tc build up confidence
in publicly owned and initiated housing programse. Even a year Aago,

consideration of municipal housing was somewhat shunned by the average
person. Today it has become so respectable that there is not much fun
left in discussing it. A rapidly increasing body of opinion subscribes
to the proposal that only as the local community becomes the a rea of re-
sponsibility for the local housing program can we hope for real progress
toward the solution,
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We welcome your cooperatiom, and urge your vigorous support
in the promotion of a permanent and progregsive public housing pro-
gram, I sincerely hope that this Conference will serve as a call
to arms for vigorous community organization in the field of public
housing. : o

. FREDERIC C. HOWE )
Consumers' Counsel, National Recovery Administration

Mankind seems to move by experiment and under economic pres-
sure in making a decision as to what things must be done by all of
us together and those things which may be done by private individ-
uals for profite. With varying degree of rapidity man seems to reach
substantislly the same decisions in different countries as to what
should be public and what private.

Two thousand years ago in Rome the fire department was a pri-
vete enterprise. It was owned and operated by Croesus, the richest
‘of the Romans. When a fire broke out Croesus rushed to the fire
with his slaves to extinguish it, but nothing was done until the
house owner appseared. Then there were bargainings over how much the
owner would pay to have the fire put out. Ferrero, the Italian his-
‘ torian, tells about how it was done. At first the price was reason-
able., As time went on, however, Croesus charged what the traffic
would bear. In the end the price for extinguishing the fire was
fixed at such a high poimt that the owner accepted a small sum and
turned over the property to the fire department.

Neighbaring house owners whose property was in danger were
also called in by Croesus. They, too, were asked to pay to see that
their property was not destroyed« They,; too, paid all that the traf-
fic would bear.

Now, the net result of this proceeding was that Croesus be-
came the biggest landlord in the City or Rome. He t ook possession
of a great part of the city. It is hinted by the historian that the
slaves of Croesus started fires in order that their master might put
them out. In any event, in a short time he became rich and powerful
enough to be Rome's greatest money lender, and to divide the Roman
world into the first triumvirate.

Modern stetes recognize the impropriety of entrusting the
fire department to private hands. They converted it into a public
service. The same evolution has taken place as to many other services.
Sewers were at one time private. They have become public. The same
is true of the water supply. To an increasing extent it is becoming
true of electricity, power, transportation. Health is no longer a
matter of private supervision., It is universally recognized as publice.-

There is scarcely e state in Europe that has not come to recog-
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nize *+hat privato capital will not supply enough homes for persons of
small mesns. Russia, Austria, Italy, Germany, the Scandinavian coun-
tries, Bngland, are building tomes with public credit. Zven in ex-
tremsly individualistic Anglo Saxon countries this is true. And the
reason is that low-rent houses do not attract privaie capital. When
they do they are jerry-built, unsanitary. Now, private capital will
not venture into this field, first, because land values are too high, .
second because building costs are too high, third, because taxes are
too high, and fourth, because the income of the working classes is too
low to pay a return on the canital cost. The public has been driven by
economic forces into the field of low-rent houses. The universality
of this change is proof of the necessity of viewing such housing un=-
dertakings as public utilities. . o

Now, there is a certein logic in public housing quite aside from
its necessity, as there is a certain logic in ths way it should be done.
First, by virtue of their low wage scals the poor must live near their
work. They cannot be commuters. That economic necessity creates high
land values. These in turn maké low-cost tenements unprofitable. It
is high cost land, rather then building costs, that forces the public
into this field. This being true, either the workers or the community
which does the housing should receive for its own uses the values which
this situation involves. IR other words, if workers are compelled by
low wages to live in congested-areas with artificial land values, they
should have returned to théem the values which they of necessity creates

Now, Mew York City has recognized this.by providing that the
houses built to meet this social emergency should be free from taxa-
tions in other words, that in solving this problem the city s hould not
be forced to pay a double price for doing it. The mouse should not be
taxed but the land should. Low-cost houses are encouraged and their
rentals reduced.

Now the land adjoining model low-cost dwellings is increased in
value by these improvements. The owners are permitted to profit by
this social investment. As to playgrounds, parks, street openings,
land is assessed to pay for this advantage which some specially bene-
fitted property owners enjoy but which is not enjoyed by all.

~ Viewing this problem as a city entering upon a commercial ven-
ture should view it; not only should improvements be exempt from tax-~
ation, but all land benefitted by such housing improvements should be
taxed to recapture the benefit which such housing enterprises createe.

A second obstacle to private adventures in this field is the
high cost of credit; a credit which is much higher than in the case of
large-scale adventurss. Such credit can only be secured from public
funds, either the funds of the city or the funds of some other public
agencys Credit at thres or four per cent is necessary to build such
houses on a self supperting basis, and low-cost credit can only be se-
cured when the rasources of the whols community are behind it.

If we exempt the house improvements from taxation, and nlace an
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additional tax cnm the land values created and if we also provide low-
cost credit we can go a long way in public housing without losse

There is a third factor in public housing, and that is the
method of administrations And that, it would seem, can best be se-
cured tarough non-profit corporations serving in a trusteo capacity
like the Port Authority of MNew York. Such a corporation is free
from political interference. It is self perpetusting. It attracts
men who are willing to givs a portion of their time to the public
service. Endowed with the right to borrow, it eénjoys all the powers
which t he community itself enjoys. In some instances the credit of
s01f liquidating corporations has a higher standing than that of the
commnity itself, ‘ ' ) ' ‘ :

‘There nre other reasons, partly econcemic, partly social, which
are advancing the movement for public housing. One is the cornsidera-
tion of health snd hygisne. Thero are dangers in enidewics. Also
the social costs of sickness and nublic relief. Just as we protect
our water supply with the most concern, so like considerations lead
us to think of similar v»recautions as to housinge

Public housing is not necaessarily a debit account. It has
social crodits which overcome losses which the community may suffer,
Merely on material grounds, the average large sized community is
justified in the = ericus considération of public homes for the low-
paid wrorker. . ' ‘ ' ' » ,

Ten years ago I was in Vienna. I visited the model anart-
ments built by that impoverished city in the years which followed
the war. The ¢ity was all but bankrupt. The aristocracy was impov-
erished. So were the merchant classos. Few lsss hopeful spots could
have been sclected for an ambitious hecusing project. Yet during
these years thet city has bullt between fifty and sixtyv theusand
model homes. Most of them were in the citv, some in the surrounding
country. But the astounding thing about this experiment is that the
city built threse homes whelly from taxation. It refused to accept
the credit offsred it by the League of Watlions. It-did this on purely
business grounds. It ascertained by comparison that the city could
better afford to build its community owned tousss by taxation, even
from an impoverished pcpulation, than it could afford to borrow the
money upor which it paid interest. : S :

] If one visits Vienna today he sees dividends on every side
from this investment. These model horss are the first. things that
are exhibited. The zpartmsnts are modsl in their conveniencess They
have beautiful enclosed courts, with fountasins, Within are nublic
laundries, creches, cooperative stores. The apa~tments are cleanlv.
The people are proud cf thelr occupancy. A new type of living of
which the poor of Vienna had never dared dream has been made nossible
by this investment, ~~hich was paid for in five or six years, but which
has given the neople of Vienna homes for hundreds of thousands and
for generations to come., If prostrate Vienna could do this for her
veople, America can surely deo as well, .

- e - e dn v -
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M. H. HEDGES
Director of Research, International Brotherhood
of Electrical ‘Workers

At the outset let it be said that labor is happy to be consid-
ered an important factor in organizing the cormunity for public hous-
ing. It may be added that labor is weary of being regarded merely as
a problem. Men do not speak of the doctor problem; the lawyer problem,
the teachsr problem, but invariably refer to lahor as % he labor problem.
lebor is ranked with liquor, housing, crime - all abstract and inani-
mate things - when labor is a vital, living, pulsating movement of nor-
mal human beings toward better things. As such it is a social agency
capable of taking & part in any important community enterprisee.

Secondly, labor understands itself as a consumer almost as well
as it understanis itself as a producers In those nationa where con-
sumer cooperatives snd consumer social agencies have been built up,
lebor has readily passad from the rols of productive agent to the role
of more or less active receiver of goods. One of the significant facts
about the work being done by the National Public Housing Conference is
that it is stimuleting the beginnings of consumer consciousness in the
great fundamental gshelter industry.

In the third place, labor has a warnm interest in housing promo-
tion of any type inasmuch as it means work, food, clothing, shelter and
regained self-respect. When production ceases or lags, labor &s the
producer becomes a charge upon the communitye

About 1,500,000 men seem to be e fair estimatse as to the number
of workers attached to the building trades in good years. Fully one
million of these are now unemployed. The Research Department of the
American Federation of Labor has published monthly deta on the degree
of umemployment among union members for the past six yearse These fig-
ures ‘indicate that unemployment in the building trades group has been
about twice as severe as it has been for the total membership in trade
uniongaffiliated with the American Federation of Labor, and more exten-
sive than in any other group. In 1929, 12 percent of 2ll trades were
unemployed, but 25 percent of the building trades were unemployed. Inf
the first seven months of 1933, 33 per cent of all trades were umem-
ployed, but 69 percent of the buildings., It is a conservative estimate
to declare that unemployment in the building trades has reached a fig-
ure from 56 percent to 67 per cont. In some of the local umions of
the International Brotherhood of Electrical Workers 80 per cent of the
men ere now unemployed. In the face of conditions like these with
labor a charge upon the community, is it any wonder that labor turns
to social housing hopefully -- almost prayerfully?

Now in the fourth place let it be recorded that in the field
of housing more than anywherse else, the varadox of wages is most ap-
parent and most active. Yere more than anywhere else the awful nemesis
involved in the wage situation rises to confront shellow thinkers and
anti-social leaderse
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‘ N
Taen the government lent nmney%%bwglear a certain block in
New York City known as the "old lung block;¥ 386 families were va-
cated. What is to become of these 386 familide? Are they going to
be moved back into the new modern apartments now being srected by
aid of the government? No, 83 per cent are toc npogr to secure any-
thing else but the old uminhabitable tenements. ThW slums are re-
moved but the slum dwellers appear to go on forever. They sink a
little lower in the social scale and trail off to other sections of
the city where the death-dealing tenements are still hospitable.
Why? For the simple reason that the wages paid the breadwinners of
these 386 families can not enable them to even purchase low-cost
housing built under government sponsorbship as a sociaa project.
Low=-cost housing as well as moderate cost housing as active social
agents contributing to social well-being depend inevitably on the
paying of a livable and cultural wage for the great mass of Ameri-
can wage earners. Labor's high wage theory underlies the philosophy

‘of NIRA., This philosophy contains an awful nemesis when not rightly

appliede And may we add that President Roosevelt., Secretary Ickes,
Secretary Perkins and Dr. Isador Lubin have done everything humaenly
possible to apply the high wage philosophy rightly in the case of
public workse

Finally, organizing the community for public housing sug-
gosts organizing the community in the larger sense of building =
better social order in competitive, individualistic, racketerring
America. The ingredients for suchk a social order are:

First, consumer cooperatives such as the National
Public Housing Conference intends to stimulate.

Second, a government, social in its objsctives,
unafraid to baulk selfish, private intersmsts and
to stand for forgotten men.

Third, an impregnable labcr movement with social
vigiong and

AFinally, a fusion of these three agencies in a
great campaign of social education, They might
choose as a glogan "Comfort in every home."

We can have the kind of life that we want here in America, but we
can't have what appears to be a decent life without these four ob-
jectives realized and attained. Slum clearance, and low-cost
housing are a beginning of such a new order. Labor must and will
support them,
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) DR. EDITH SLMER_WOOD
p ‘Research orker, author and
Houding consultant, Advisory Board bn Housing

‘Thatever the undertaking, it is a good idea to begin by mak-
ing sure of fhe basic facts. This is especially true when the un-
dertaking involves venturing into regions as uncharted as public
housing in the United States. And when, as in this case, a fairly
far-reaching change in American governmental theory and practice is
involved, we not only need the facts to guide our action, but we
need them to educate public opinion in order to take it along with
us, step by step. ' :

The durpose of a pnblic lusing authority, as developing in
the United States, seems to be to clear slums and to build houses,
on the site or elsewhers, for families of low income.

Before trying to eéstablish one in any particular cormunity,
it would seem desirable to make sure whether slum clearance’ is need=-
ed in that communitv., That means finding out where the bad housing
is, what kind it is, and how much there is of it. If an outlying
small house district has a bad health record beceuse of surface wells
and cess-pools, the remedy lies in having the city oui in sewers and
water mains and obliging the owners to connect. If repairs have been
neglected on otherwise good houses, it is better to have a spruce-up
campaign than to tear them down. If there has besn lax enforcement
of building or health laws, stir up the authorities to better enforce-
ment .

But if houses have been built on narrow courts or alleys, if
they have been built too close together, or if they cover too much
of their lot, there may be nothing but demolition which will let in
the light and air. If the houses are so old and have been neglected
so long that it would cost more than they are worth to repair them,
it is in order to tear them down., And where they wers only make-
gshift shacks in the first nlace, tZere is nothing to repaire

Beside these facts about the houses, we nssd facts about the
people who live in thems How meny are thers? How many children have
they? What is their race?! What ure their occupations and incomes ~--
now or normally? What remt are they paying now? How many of them
could pay how much more for better housing -- now — ith their normal
income restored? Do they need to live where they are to be near their
work? For any other reason? How many would move where more open
space could be had? How many would like a subsistence homestead?

So far as we have besn concerned with data to be gathered in
a field of study. Thore are also a number of facts to bYe dug from
existing records. The tax assessor's office will show the assessed
valuation of land and buildings on evsry lot in every blighted dis-
triet which may be considered for clearance. These figures will have
much to do with the financial fesasibility of a project. It is also
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necessary to know who the ogners are and how many they are, what
the mortgage situation is, and how meny taxes are delingueunt.

From the Health Department's vital records, can be learnad
how the general death rate, infant desth rate, tuberculosis rate
and other measures of health in the propossd clearance district come
pare with the city average.

From the Chief Probation Officer of Juvenile Court records,
can be gleaned the delinquency rate in the clearance district as com=
pared with that of the city,

The ratio between what the district pays into the c¢ity treas-
ury in taxes and what it costs the city for streets, fires, police,
schools, and other ssrvices, is a good thing to know. And the cost
of its excess siclness and excess delinquency may also be calculated. -

All this implies a fairly elaborate social survey, but in
these days of CWA workers for worthy projects, the ways-and-means
obstacles are nowise insqperable.:.

Never forget the need of keoping the whole community informed
of every step in your fact-finding and interested in every decision -
reached. Have meetings and broadcasts. Line up business men and
labor, women's clubs and welfare groups. Znlist the aid of the.press.
And, finally, remember to .shars your facts and your councils with
those who have most of all at stake, ~- the familiss who live in the . .
worn-out houses you-are trying to demolish and who ~= if your work
is successful -~ must also be the ones, by and Iarge, to live in the

new homes you are going t'o build.

- - -

_ CHARIES S. ASCHIR o
Director, National Associamtion of Housing O fficials

I am happy to have an oppbrtunity to tell the Naticnal Public
Housing Conference about two other organizations recently created which
exemplify the breadth of front upen which the public housing problem
is being attacked. This Conference represents the active citizen int-
erest which is promoting the cause, which has. already led to the es-
tablishment, mostly within the last year, of fiftsen official state
boards responsibls for the sunarvision of limited-dividend housing
projects. Four states have gone further and authorized the creation
of public bodies to construct and operzte housing »rojects, - In Ohic,
there are already Metropolitan Housing Authorities'in_Cleveland, Cin-
cinnati, Toledo, and Youngstown. Milwaukes is undertaking a direct
municipal housing project. ‘

! These officials have realized that the only way they can rapidly
accumulate a body of experience in this new field is +o share and ex-
change their brief experiences. They are faced with unsolved adminis-
trative problems, and are eager to have help. Accordingly, sightesn
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representatives of ten such official agencies == federal, state, and
local -- met in Chicago last Noverber and orgenized the Waticnal Asso-
ciation of Housing Officials, of which I happen to be the directore

It has established its gecretariat in the same building as those of

o number of gimiler associations of public officials -- mayors, city

' managers, welfare workers, legislators, finance officers, and others

. == 8ll of which are dedicated to the jmprovement of public administra-
tion, the development of scientific standards in teir fields.

At the outset NAHO (to adopt the universal alphabetization now
current) ip being called upon to eid in legislative drafting, Yo see
that further laws for the creation of housing authorities provide &
workable scheme. We anparently have the confidence of the Housing
Division of PWA, and are able to interpret to local groups the ideas
which the federal agency deems desirable. e have been asked to help
in New York, Illinois, anl South Carolina, and shall be glad to render
similar service elsewhore.

In addition %o maintaining a neadquarters in Chicago for the
dissemination of informetion and answering inquiries, we are in a posi-
tion to offer a consulting field service: to send competent technic-
jans to advise with locael of ficial and unofficial groups not only on
legislation, but on the assembly of facts to guide a housing program,

and the organizetion and administration of public tusings

We like to feel, to0, that we are prepering for the probhlems
which will inevitably shortly fece these public of ficials, when thoy
get beyond the questions of land psgembly, design and finance which
now preoccupy them. There will be, for ingtance, questions of tenant
selection, and of management. The problems of oporating & low-cost
housing project under public auspices &are entirely different from those
of ordinary real-estate management, The work calls for knowledge of
the ususl operating techniquos -=- how to save fuel, how to redecorate
economically, etces but also for an understanding of human problems
which we ordinarily associate with the welfare worker. If the Joneses
cannot pay rent, the housing maneger cannot dispossess them; he (or
morse likely she) must go over the family budget, nerhaps find a job for
the wage=-sarners. Ne hope to aid in providing training for these noval
tasks, and to serve as & ¢learing house for personnel in this and other
aspects of housing adminigtration.

‘fo feel that we do not'compefe with the National Public Housing
Confersncej rather that we supplement your offorts, by coming in where
you have cleared the way.

The other organization of which I should like to tell you briefly
ig also starting in Chicagos It is called the Mational Association for
Better Housing. It represents an attempt on the pert of the building
industry (or industries) to orient itself toward governmental action
for low-cost housing. Some of the mors enlightened members of this in-
dustry foreses a long course fo governmental activity in this fields
they want to inform t hemselves on +he new problems raisedy to represent
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the business man and manufacturer, and perhaps contribute his prac-

tical knowledge to the solution of the problems. The particularly
interesting point is that the NABH has on i¥ Governing Council and
Executive Committee not only outstanding repredentatives of the
lumber, cement, plumbing, heating, brick, and other industries, but
the president of the National Conference on City Planning, the di-
rector of Public Administration Clearing House, the president of
National Association of Housing Officials, and students of urban

" 'sociology and land economics, who can interpret the social problems
of housing to the industry.

I think thet the National Public Housing Conference should
know of these sister organizations which stand ready to aid in the
work of the Conference, and to supplement your effortsj and I thank
Mrs. Simkhovitch and Miss Alfred for the opportunity to tell you
something about them.

DR. SIDNEY E. GOIDSTEIN
Chairman, Executive Committoe, Joimt Committee on
Unemployment and Chairman, Social Justice Commission
of the Central Conference of American Rabbls

The technical opinion of the Comptroller General must not
stand in the way of the housing program of the Foderal Government.
For over a generation we have been working and waiting for a program
that would end the disgrace of the slums and provide the working
people of America with suitable homes. In the beginning we were told
that private enterprise comtrolled by tenement house legislation
would achieve the purpose. Private enterprise failed miserably. Later
we were assured that the limited dividend corporation would accom-
plish what we sought. The limited dividend plan has failed to fulfill
our lopes. Now at last the Government has come to see that we can
wipe out these breeding srots of disease and crime and vice in our
cities and construct homes for our people, only through Federal aid
and Federal control.

The Federal Government must be prepared to do more than or-
ganize a corporation, gnd to aid in the establishment of housing au-
thorities in the different states. The Musing program will require
at least four things: land, mterial, men and monsy. The money the
Foderal Government is prepared to advance in part as a gift, and in
part as a loan. The men are more than ready to go to work. The ma-
terial and the land, however, constitute serious problems. It may
become necessary, and the government should be prepared for this,
to commandeer mterial and to take possession of the land. The Gov-
ernment possesses the right of eminent domain, and may seize whatever
property it believes to be necessary to further the housing programe
The Government however, must not permit itself to be exploited by
the real estate interests, who would be only too glad to unload upon
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the city and the state and the nation at exorbitent prices, the land
that they at the presegpt time cannot sell for any price. The housing
program must not bgeome a means of enriching real estate speculators,
and the equally criminal speculators in building material.

The hoysing program more than any other project, will help to
solve the problem of unemployment. Directly and indirectly, it will
put to work a larger number of men than any plan now proposed by the
Federal Government and.the Public Works Administrations but in develop-
ing this program we hereby caution the Government of the United States
that we are engaged in civil work, and civil administration. We want
no military control, even by military emngineers. 1In developing our
huildine program and public works, we must ‘insist that the workers
must not be militarized. The Public Works Administration should be
in charge of civil guthorities, and not agents of the military machine,
Waste and extravagance and corruption are in themselves not sufficient
to justify martial law,



-33-

EVENING SESSION

Subject: HOUSING AS A PUBLIC SERVICE

Authority - . Lend- - Plan - Money

MRS. SIMKHOVIPCH, Presiding

ROBERT D, KOHN
Pirector of Housing
Public Werks Administration

Whatever may be your individual problems in any particular
city we must have a conception of the problem in the country at
large,

. I have had, and I am sure the othars of the staff will say
the same thing, a remarkable experience in the four or five months
that we have been at work at this problem., It has been an education
to me, and I speak of it particularly because I consider the whole
_ problem of housing in this country as an educational problem, not
only for the people in the various communities but for those who are .
. engaged in trying to solve that problem. :

I am entertained sometimes by people who come in and tell us
that they knhow the answer. It isn't one answer, It is a hundred dif-
" ferent answers, and every new solution that is offered. opens the door,
" unfortunately, to a half-dozen more problems. Thére are the different
racial groups, the different ways of living in different sections of
the country, the different economic groups and their problems, the
different sizes of famllies, the different income problem. C

There has been filed.with us a remarkable series of studies,
studies in city planming, if you. please, oriented as I imagine very
few studies of city planning have ever been oriented before in this
country, because they are worked out in almost every case in terms
of a particular need instead of, as meny of us know, the kind of
studies that have been done in the past, principally turned toward
the problems of traffic or clearing certain city areas where the con-
gestion of traffic makes it a problem.

Thirty or forty cities are hard at work, perhavs fifty, at the
present time studying the housing ,of their communities and studying
it in a way that is extremely interesting, We have the problem in
one city of Mexican labor, with the particular tvpe thing they need;
in another city it is the Negro problem., In the entire South it is
the Negro problem, We have the packing house workers in certain
cities of the West, in certain foreign groups, .and we have white col-
lar workers in certain other places. Everywhere we find the attack




=34

has to be dlfferent, and ss I say again the high land cost problem is
very rare, perhaps at most ir three citiese

The solutionsoffered are frequently rather sketchy. We are
learning we have to teach and we know -- I say I know -~ comparatively
little about the subjects The longer I am in it, the more I realize
we have much to learn. We try to be helpful. We frequently almost de-
sign the problems that are brought in, in an attempt to find a solutlon
on the flnanC1al side.

Someone remarked at lunch today, that we needed to get down to

"the $6 roomy I am happy to say that we haye three or four cities that
have offered projects which propose rents lowér than that., Some of
them are sound, some of them propose things that we know are mot sound,
but between-the $4 and $6 range, somewhere between $4.75 and $4.80, we
are convinced it can be done on cheap enough land, ‘dhd in those cases the
coverage is not more than 34 or 35 per cent, in one case a 1ittle over
30 per cent. We are getiinf plana in which play space is provided, as
it should be provided in our opinicn, clecse to the houses, the smaller
play spaces, so that the smaller children are well within sight of the
mother if she happens to be in her apartment er her little house, with
the larger pools and play space in between the groups of buildings.. .
there is a lot of excellent thinking being done on this problem and it
is being applied directly toward a”chnstrudtiVe plan. ..

It isn't any longer a theoretical con51deratlnn of en Jmaglnery
project. - These are real projects that are being worked out,. whereas we
heve been held up, we haven't done‘what we had hoped to do bty this time,
I think things are under way and are likely to get .moving, at laast we
hope from day to day that.they will. At any rate, the: prenarailons are.
well under way, and as soon as we are let loose by the difficulties .of
our 31tuat10n we will be golng ahead and helplng others to do the same.,

Now directly I want to speak of one or two p01nts, and one in
particular. We want to produce low cost housing, we want to have the
cities interested in it, but is the production of the- hou51ng the sole
aim? I feel that the hou31ng is a means to - a greater end, and that
greater end is the rehabilitation of families, the lifting up of the
level of living of families. The housing an end in itself immediately,
clearance of slums, bad dlstrlcts, bllghted areas, but the housing a
means to a greater ende And if we are to achieve that- gpeater end, that
is to use the housing in the best way for the people for whem it should
be reserved, we have to train a new kind of manager. - .

Those of you who heard Sir Raymond Unwin when he was here know
what emphasis he puts on the management of the training of the squads
they have in England, the -ent ‘collectors who are the social workers
in these Pou31ng nro;ectu.» He described very interestingly this group
of women trained to a new profession. He said their first training was
in accountancy and ordinary business.methods, but their other training

was the training of gsomewhat of a new kind of social worker, ‘because
when they collect their rents once a week these rent collectors become

»
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the point of contact between the city as it were or between the so-
cial purpose for ~hich the housing was built and the tenant. The
rent collector becomes the friend of the family, the advisor in all
sorts of matters, of health, of employment, and in things of that
character,

We heve nothing of that kind in this country, or very little
of it, and we need to start something of that character. We need
training of squads for this new profession, because it is only through
some such means as that that I feel that the housing when once built
will be used in the right way. If it is simply handed over, as an
ordinary building would be by a renting agent, to the tenant that is
best able to pay the rent, if it is simply considered as a business
proposition and open to anyone who cares to live there, we have utter-
ly failed in our purpose. At least I feel that to be the case. It
isn't the family thet can best pay the rent. It is the family that
most needs to live there and that- can be helped to pay the rent. -

" In one city where some very low cest housing has.been done by

‘a certain philanthropy I Weard recently that 80 per <cent of the ap-
plication for this housing when it was finished had to be turned
away, not because they weren't good snough but becausé they vere en-
tirely too gbod from the ecoriomic point 6f view. Their. incomes justi=
fied their paying a commercial rent 'in a different class of -accommoda=-
tions. We must-guard against that by all means. AR

We are faced with'seriofis problems particularly in the Public
Works Emergency Housing Corporation in‘cities where no housing autho=.
rity exists, no legal power exists’ in'the &ityior:county to constiruct
housing and be résﬁonsible'forait}“'Iﬁ¢fhat?caSBAWB'have“30mehow:on
other to find a piecé of machinery in the loecality which can manage
this housing in the spirit whith T have just describéed.. I think we
will find,avway.. R N , e e A

I have been asked a number' of times how that was to. be managed.
We will have to create some local group of socially-minded people-
with & real conception of what this housing is to be used for and with
an ideal about it, not just window dressing, but high minded peopls
who are willing to give time to it and to ‘form some sort of a non=
profit corporation. I Wope the Fedéral Government will perhaps ‘be
able to turn over the management., to lease the housing to some such
local group, non-profit corporation, so ‘that it will be managed in
the interest of the people in that town:arid by the peovnle in that
town ir a way that I am sure the Federal Government and the Central
Agency in Washington can never do. «That is another problem that we
have to meet . Co AT

I want to say Hust a word on the questien .of land .costs. I
don't want to enter into a discussion of what the duty of the city
is or the duty of the nation to clear up the slums.when the ‘land is
high in costs That is verhaps a question for others to decide, but
I should like to point out (I think my figures are correct) that if
you had $4,000,000 to' spend on & housing project, and -in the ahe. case
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the land on which you were to build cost something less than a million
dollars ané you had $3,000,000 to spend on the buildings, and in another
case you paid thres times as much for the land, $3,000,000, you would
have only $1,000,000 worth of buildings. If you paid és a square foot
in some great city for your land, and consequently a million dollars for
your land, for 330,000 sguare feet; you could put $3,000,000 worth of
buildings on ite. If you paid 9 a square foot you would be paying
$3,000,000 for your land and only §1,000,000 for your buildings,  In the
first case you would have three times as rmuch housing for your $4,000,000
~88 you would 1in the second.

What is our purpese? Our purpose 1s to get low cost housing and as
much of it as we can. Do we want to buy land, or do we want to get low
cost housing? I think if the accent is placed on low cost housing, what-
ever happens it must be low cost housing. In one place it will be one
price; in another place znother price, We are getting these projects I
said in the first instance, which show a rental of somewhere between $4.80
a room to $6.50, let us say, depending upon varying conditions, We are
getting admirable projects where a social scheme has been worked out.

I want in closing to describe one of these,” In a certain city a

Negro project, which comprises a very considerable area, has been thought
out by the Negro University close to the project as a problem in social
reorganization, The families now living in this slum area are being
studied, what their earnings are, what their skills are, how many of them
there are, where they are to live in the intervael while the slum is torn
down, how many of them can come back to this area, how meny of them can
afford to come back, how many of them shouldn't be living in the city at
all, haven't the skill, the knowledge, the background that will eneble
them to earn their living in the city, should be moved out to subsistence
homesteads in the suburbs, to a farming region if they .nave a -farming
-background, and then for the families that are to live there after the
projects are completed, how many old couples that want just two rooms
with bath, how many larger families that should have larger accommoda=
tions, how many young peopls perhaps in two-story apartmnts; what can
we do in building these projects to help these poople to render commu-
nity service which they might reasonably perform? There is the common
laundry, Instead of these women teking this laundry into their own
places to do it, do it in & common laundry where for a few cents a day
they have the use of a washer, a dryer and a presser. We can have a

day nursery where they: can check the children while they are working

in the laundry and where the women that go out and work by the day

can loave their children either in this day nursery or a lower grade
. school has been suggested there., A garage where the men could repair
their cars themselves or take in outside work, A workshop connected
with the garrage where men.out of work, possibly after the Liverpool

angd Manchester experiment, may do repair*work,or learn some skilled

work from another worker, We have done so little of this sort of

thing in this country. . I . -

4 There is a project in this particular city that is being worked
out in “terms of a community. "That can best be done for that community.
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It seems to me that the.moét'ancouraging thing that has

- happened in these five or at the most six months since the work

wase started under the NRA is the fact that throughout the country,

- in city after city, groups of citizens are getting together with

their city planning boards and with the city officials and study-
ing the problem from the practical point of view, No longer are
there simply statistics:with regard to the misery of these peopls.

" What can we do, the question is being asked,.to do something for
.~ +these people -that is economically soupd{ And economically sound
.inow means something else than it meant,before; because more gnd
-omore people are realizing, as someone said at lunch today, that

.. thesé areas are an enormous. expense to the city.

We are beginning to get figures; I wish we had more of them,
Someone reported that in a certsin. area it costs three times as much
to operate as can be collected from taxes, We have reports from the
of ficials of certain cities that the slum areas are costing ten
times the amount that is assessed for taxation. That is the kind
of financial -statement we 1ike, betause after all the Federal Gov-
ernment, as Hrs., Roosevelt or the Secretary of the Interior said
today, cannot do this work. throughout the country. . It can orly be-

gin the projects and-in the long run the cities must take it up and
feel the responsibility for it and feel that it is a, measure of

municipal economy. It has to go one

Wo are not discouraged, we are very much encouraged;, Wo are

ercouraged by a meeting of this kind, by the serious consideration
that is being given to this sibject, and I hope you have patience,
" just-a little patience, I do not think that the housing problem,

or that low cost housing end slum.clearance should properly have
been considered as an emergency measure to put men to work quicklye
Ve mede the effort, Perhaps through cur .fault it.failed, but it

did-fail. We did not get men to work guickly.

The problem of clearing out our cities, of making decent
living conditions for our people is a:long-range problem to be
considered in terms'of a long-range .plan that is to.go on through

‘the years, Weo must start, we must: learn by doing scme of t he

things, We will probably make grave mistakes, but we must do

~ something. We can't wait. for years and study and study before

we do anything., Iet us do these things, but every one of them
should be a step,forward in the direction of learning how to do them.
They must be demonstrations, but steps'in-the;process, a long-range

_planning every one of them must be considered in every city, not us

& little piccemoal thing, Hore is a dirty slum, let's do it here,

. Perhaps that isn't the place to co it at all. Perhaps'that ought

to be allowed o go bad, We know in our department now from four
hundred and {ifty projects that Ymve been presenmted to us there are
an’ infinite number of them where.no housing should ever be built
even if they are slums. ' ‘

If the slum exists in g;place Which cannot be made into
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" decent housing Because of its location, if it is in the bottom lands,

or in a place where the smell of factories and worse things come

across (such projects have been presented to us within sight of a dump
or incinerator) it doesn't matter whether it is a slum or not, let us
make the cities use the power they have and close these rotten build-
ings. What right have they to come to us and -say vay? They come to

us and they say, [This is expensive land, but look at these slum condi-
tions, these miserable conditions, nobody should be allowed to live
there.  All right, use the power of your board of health. Ws dare you
to do itt Go ahead &nd do it} No city comes with clean hands that says
that we shall pay three-quarters of our money that we have for housing
for land when they have allowed these buildings to stand there for years.
That is the challenge we offer the cities. We are ready to help, but
close your dirty, lousy muses and then we will help!

IRA 3, ROBBINS
Counsel, Natlonal Public Hous:ng Conference

I think the average. person 1sn't partlcularly 1nterested in legis~

. lation. He, knows what he wants. He wants slum clearance and’ low cost

housing, and he says, "Give us ,the bill and let's go ahead." . Unfortu-
nately we are entering upon a. stage of governmental activity which is
so new that we need legislation. Cities are the creatures of the states.
Their activities are .limited to what the. states have yermitted them to
do under their, charters,.and when we try to see what a municipality must
do in order to accomnllsh the end in which we are interested, we see
that cities must be.given the power to investigate into living condi=-
tions,. to prepare projects, to acquire the land either by purchase or
condémnation, to actually build either by the city or some staff that
it sets up or through contractors, and then to manage and operzte the
projects, again either by itself or through . some form ¢f public limited
dividend corporatlon.

Cities must be authorized to do that, and in various states in
this Unlon various people are working and arguing over the so-called
billse The other day we.finally sent up the proposed, New York bill
to Albany. We had been working on it sometime., We prepgred several
printed drafts and finally the printed draft dated January 22nd went
to Albany. I asked that the bill be sent to me gs soon as the Legis-
lature had printed it, so that I.could compare it. It came down yes-
terday morning, and I falthfully set to work to read, line by line,
every one of the twenty-three vages, and it was qulte satisfactory.

I found only one mistake. Somebody had put in a semicolon in a place
where we had not put in a semicolon, and it was a rather wvital spot.
Tt was the paragraph which we had the most trouble formulatlnq.

So. I had tbe pleasure of calling in a stenographer and dictat-
ing this telegram to the senator who introduced it: "Extremely import-
ant to omit semicolon on page four, line twenty, before passage of
bill." I sent a copy to the Governor's counsel, and then T confirmed
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it by letter to both the Governor's counsel and the senator and then,
fearing that possibly the bill might conceivably go through the Sen-
ate before I knew it, I telephomed Albany to take out the semicolon.

Now many people have the idea ThHat legislation involves such
things as words and semicolons, and it does. A carefully drafted
bill is of extreme importance. But in the case of housing legisla-
tion, the lawyer must be more than a mere draftsman. He must be some-
what of a philosopher because there are juestions of npolicy that must
be settled now, so that the obstacles which might otherwise arise can
be avoided, and here are some of the things that lawyers who are at

work on heusing legislation have to considers

In the first place we are all getting accustomed to hearing
talk about housing suthoritieés, a sort of public corporation dis-
tient from the state or city and yet having some connection with it,
There are very good reasons why we have those housing authorities
which are controlled in part, certalnly, as to the selection of mem=
bers, by the citiessand yet which are not controlled by the cities,
and some of the reasons are these: :In the first place, a housing
authority, being a- separate corporation, does not involve the city
in relation to its-debts or bonds or contract obllgatlons. In other
words, 1fvthe authority falls down in any way, the city is not fi-
nancially obligated,-although it might be morally, to undertake to
remedy ,tte conditions That is extremely important at this time be-
cause c1tles gre in. precarlous flnanc1al condition and cannot under=-
take new obllgatlons. LT

"In the" second place,roper\tlng through a corporation faclll-
tates and expedmteg the bu31ﬁess of hou31ng. You can imagine -- and
Iam frankly sorry . for the ‘&ities that are adopting this policy ==
the troubles of = hou31ng group or d1v551on that must submit =& pro-
ject to the" ¢ommon. counC1l or the .board of aldermen or any other
local legislative body. The ‘btickerings that will go on, the red
tape that will also, be 1nvolved -the arguments as to whether or not
the windows are the proper helght or size in which aldermen who know
nothing about housing will engage, is simply too bad to think about.
And operating through a hou51ng authority will at least limit a good
deal of the pressure that would otherwise be brought upon public of-
flClalS by people who have some interest in a particular way in which

prOJect should-be carrzed outs :

Flnally, and here is where nerhaps my social service or civic

-background ‘géts the better of mo, I have the idea that by operating

through housirg authorltles we at least have the chance of keeping
housing free from politics. Certalnly if we dump it into the lap of

‘the cormon council or the board of aldermen we know that we are throw-

ing these matters into politics. : There is the chance that a tradi-
tion may be established in some cities that housing is to be free
from _politics, that the men are to be given terms, the members are to
be -given terms which will not expire with the terms of an adminis-
tration with each election; so that there is a nossibility that men

.
P
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. mey be appointed in the beginning who will know something about the
subject, who will learn something about the subject, and who will
still be in office after one administration goes out and another one
‘comes in,

. Some peppls tell me I am not particularly realistic about thats
that simply forming a corporation and having these overlapping terms
"~ isn't going te solve the problem, I admit that I don't know, but I do
say that housing authorities, given that opportunity, if the public
““gats heated up about it and insists that these authorities are somee
~ thing in which the politicians are not to play ball, there is that
'“chance, ,

. Very serious questions of pmlicy arise in drawing up bills, Each
'group in the state is interested in seeing that its narticular interest
1s protected. People who own real estate, or people who are interested

*~'in the labor movement, and the econtractors who want to make sure that
the contracts are geing to be spread out in the field, each want clauses
in the bills to protect their interests, Now, generally speaking, I be=-
'lieve that the question of housing policy should be omitted from a bill,
In other words, in this new field s competent housing authority should
be given the epportunity to work sut its own problems, We shouldn't de-
cide ahead of time by putting into the law just where a housing authority
is to build, just how much it is to build, just how high the rents can
bg, whether or not they should use their own staffs of architects or
fqutside architects, et cetera. For that reason it is desirable to let
" each of these questions of amctual technical nolicy be decided by the
authority itselfs Once you begin to embody in the law definite pelicies,
in the first place you might have to wait until the legislature convenes
& 'year later to correct the mistgkes and, secondly, you get a bill
which is e hodge phdge, and which results in giving little points upon
which those whe are opposed to the entire program can bring some sort
‘of 8 legal action on .the ground that the authority is attempting to go
over the bounds or the restiictions enumerated in the law.

o Despite the fact that we don't approve of the restrictions be-
cause they are restrictions on operations, very often lawsuits aren't
‘brought but the authorities will not take certain action, will not un=-
dertgke projects, because they are afreid that somebody will bring a
lawsuit., Despite the fact that these restrictions should not be incor-
porated in the law, there still remains the quéstion of whether or not
housing authorities should be unlimited in their power, By that I mean,
should they be subject to any supervision or control. We are not very
much concerned shout that at the present time, because we know that
when the money comes frem the Federal Government thers is very definite
supervision and control, Practically nothing can be done without the
consent and approval of the Housing Division herey But it hecomes &
question of principle and it will become increasingly more important
in the future when the Federal Government is not lending the money and
when the money is ramised by bond issues or by the authorities themselves,
Then you have the question of whether or not en authority 1s going te
be permitted to buy land wherever it wants to and put up any kind of
housing it wents te, There are two schools of thought there, One is

L 14
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that if you give some sort. of g supervisory body, like a state houg=
ing board, such as exists in New York and as exists in other states,
the right. to veto the plans of any authority, you will not only have
red tape but you will have,antagonism, you will have divided respon=-
sibility, you will have a shifting of the blame from one group to
-another and, therefors,. this one school of thought says, "Leave it
to the authority and let it meke its own decisions," and another
school of thought, to which I belong, is that eventually, where thers
are non-fedgral projects in the beginning at least state housing
boards should have veto bower or control over the actions of the au-
thorities, and I say that because I feel that even the best inten-
tioned authori@iesiare:gqing to mke very serious mistakes, and that
a centralfbody;“%ﬁiéﬁfbéﬂ~gather experience from all the cities in
the state and which can benefit by the experience of those cities
and.give those cities~itsiown'GXperience, should be in the picture.

' There will.not be that haste for speedy work that exists now,
and it will be the conservative -course in the interests of better
housing to mve two heads instead of one. I say it purely from the
point of view of better housing, because I feel that if you let the
authorities embark upen an unsupervised thedry, you will lock the
.stable door after the horse is stelen, after the mistakes are made ,
and after the politicians have discovered that municipal housing is
the glorious heaven that they have been looking for for many yearse

In closing I want to discuss two points that have been menw-

- tioned already. One is from the legal point of view. There is need
- not only for the enforcement of laws relating to what constitutes

- uninhabitable dwellings, but a need for strengthening those laws.,

We have a very vague idea of what an uninhabitable dwelling is, we
can't define it, but we do know that there is decided room for a
stricter definition of that term, certainly when we consider that in
New York State and in other states rooms without windows can still
be used for living purposes, they are not illegal and the authorities
have no authority to come in and close them now, and when we know
that families still have to use toilets in common, either in the
yard or in a hall, we know that the law doesn't go far enough in that
respect and that it will have to go farther very soon,

The other respect where the law must play an important part
in the future is the condemnation question. There is again a lack of
definition of what constitutes the value of land. There is a dig-
crepancy between what we call the assessed value of the land and the
fair market value of the land. Then there is always this worse dig-
crepancy between the fair market value of the land and the price that
is actually awarded by the courts in condemnation proceedings. We
have to consider very - eriously whether or not we are going to go as
far as England does, for instance, when it says in taking over land
occupied by uninhabitable buildings, "This land is worth 80 much for
housing purposes. We don't care how much it is worth for business
purposes, we don't care how much it is worth for speculation pur-
poses, we don't care if fifty years from now it is going to be g
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beautifuluboulevard, this land is worth so much for housing purposes
and that is how much we will pay for it."

Secondly, the Questioﬁ of condemnation administration is prob-
ably the most important question which housing authorities will have
to facee .1 venture to say that a year or two years from now we will
be having meetings of this kind not concerned with the general sub-
ject of public housing but concerned merely with condemation, we will
have morning, afternoon and evening sessions, and I will offer as a
suggestion to the Federal Government and to all housing officials that
now is the time to start a united effort to inquire into. the modes of
improving condemnation laws in the United States, and let's not wait
until we discover that we have paid ridiculously high prices at some
time in the future. ' '

Of course, changes in the laws are not brought about primeri-
ly by lawyers or legislators. They are brought about by strong lead-
ership and a good deal of public education. I will say, and I bow to
Mrs. Simkhovitch, that there has been strong leadership connected with
the birth of municipal housings; and I will say, and I bow to Miss Alfred,
that there has been a good deal of public education connected with the
birth of municipal housings And I want to say in closing that strong
leadership and a good deal of public education which has brought about
the. birth of municipal housing will bring about the changes that will
make municipal housing a success.

BENJAMIN C. MARSH
Director, The Peoples Lobby

. A few weeks ago I had a talk with Mr. Robert D. Kohn and he told
me a whole lot about this housing program, of f the record. Lgst night
I read- it all in Collier's.in a story by John Flynn, except for two or
three things, and I am not going to queote to you what he said because
he said he couldn't answer the gquestions. I asked him what proportion
of the people in America who cannot be decently housed under present:
commercial systems of housing are going to be provided with decent
housing at prices or rents they can afford to pay under any project
which the Housing Division has im mind. He didn't answer. Perhaps
he will before this meeting 1s over.

I+ was twenty-seven years ago, that we started in New York and
recommended that the city officials avail themselves of the powers giv-
en them under the charter of the city and .close these insanitary tene-
ments, these diseasse-breeding tenements, and they didn't do it. It may
be there is more than one reason, and ‘I discuss this because if you are
going to figure how much morey you are going to need you have got to
know whether you are going to do, as. I regret to say we have done over
the opposition of Mr. Ickes, Secretary of the Interior. o

We have been subsidizing land-specuiatofsbéii_over the country,

v
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You can't do that and provide cheap housing. Of course, there is one
congolaticn, ladies and gentlamen, that 99 3/4 per cent c¢f this debt
will probably never be paids maybs 1 or 1/2 per cent will, But we
are talking about the immediate future.- I belong to the old wschool
of economics. I studied economics in the days when it was a sciencse
instead of an an art, as it has become recently, an art of having a
job in the New Deal. I even studied John Stuart Mill, This has a
bearing on this, and it has a direct bearing. John Stuart Mill
said that is the best kind of government which makes it as hard as
possible for peopls to do wrong and as easy as possible for people
to do right. That has gone out of fashicn. I have no panacea.

That wicked Tammany Senator, Big Tim Sullivan, put in the bill
to exempt improvements, to gradually transfer taxes on improvements
in New York to buildings and land values. It was defeated, because
New York city for the last fifty years has been run by a land specu-
lating banker combine which still has it by the throat, and you are
never going to get cheap housing by that method, while they are in
control,

It isn't the job of the Federal Government ta pull corrupt and

cowardly city administrations out of the mle. They have got to do

it themselves. I am awfully sorry if you folks down here from New
York feel so badly. It reminds me of 'a story about Abraham Lincoln.

A bunch of fellows came down from New York at the time of the Civil
War. They said, "Mr., Lincoln, we have so much wealth in New York,

and we are so afraid the Southerners are going to attack us, we W13h
«you would build a few battleshlps or cruisers and protect us." Lincoln
said, "Well, if you fellows are half as rich as you say you are and
one-quarter as scared as you say you are, go an build your own cruis-
ers and protect yourselves." I am not making any avplication. I am
Jjust pointing out that you can't prov1de cheap housing under the pres-
ent system. :

If you had-a decent taxing system and if you had honest admin-
istration, if both city and state taxing systems were honest and ef=
ficient, I would say that about a two million dollar fund ought to
meet the worst of the housing situation, but you can 't pay two, three,
four and even seven. dollars a square foot for slum land and get away
with it. Now, of course, you have an awful situation in New York.

- The papers don‘t dare tell about-it. I don't blame them. Eight bil-
lion dollars of bonds out on. mortgages and bonds, about three billion
"dollars guaranteed, and the highest: reserve I believe is 10 per cent
and the lowest is. 2 per cemt. "Of course, you are busted and you de-
serve to be in New York and Chicago deserves the same thing.

Now the only question is, is Uncle Sam going to continue to
spend money this lavishly? Yesterday I analyzed the proposed new
revenue bill compared with the budget for this year, and, if you please,
on the married pecple with incomes from $10,000 to $1,000,000 net
they have reduced the taxes. That is the principle of ablllty to pay
we have heard about ~n the platform. On the single fellows they haye
increased it one-half of -one. per cent ~but practlcally nothing, and
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under the income tax we raise one-sighth of all the money we are go-
ing to raise this year and one-twenty-fifth or a little over 4 per
cent of all we spende. ’

. Now you are not going.to get any money for housing, whether
dirt flies or words fly on Capitol Hill, until you get right down to
dots and realize that you don't need that bunch of people you have in
New York. . Of course, you have an expensive job if you try to house
people where they should never be, It is cut of the question to do it
Don't think that the rest is going to stand for ite S

I am glad the Tenement House Cormissioner is here tonight. I
hope he will close those insanitary tenements and keep them closed, and
then I am sure that Mayor la Guardia will go to Albany and ask for power
to stop taxing intelligent people who put up decent buildings, and tax
those who Mrs, Roosevelt made clear today are primarily resvnonsible,
the gamblers in land. Thers is no other way out.

Idon't want to be'disrespecfful, but any time that tho Presi~
dent wants to take a vacation I nominate not Jack Garner but Zleanor
Roosevelt to take his places That ig just a suggestions

. Two billion dollars will do a lot, but you have got to start
pretty soon and there are other factors. The cost of living is going
upe I was always woaek in mathematics I concede, but it strikes me
there is a factual fallacy in assuming, ns the Administration does,
thet you have got to increase the prite level 40 per cént without in- ~
creasing the pricese. I just can't see how it is going to bs done.
I have lain awake nights, trying to figure out how you could raise ‘the
price level 40 per cent without increasing nrices, and to be frank,
the effect -- mind you I don't say the intent, I am getting diplomatic
-- of the NRA is to increase prices 50 to 100 per cents

You are not going to get very far with two billion dollars until
you stop the building code graft and the nement gnd lumber and stecl
combine, which today keeps prices up. Tt is a complicated problem, It
will be g good starter, but we mustn't do, as we are doing up to date
in this recovery program, mke the poor pay for the startinge It may
sound all right, but I have been in about thirty-eight states speaking
in the last few months and I know things are not just what they appear
to be. You can't continue the present system and house people reason=
ably., I don't say you are going to change it. We tried this thing
twenty-seven years ago == Mr. Kohn's speech tonight was as good as I
made twenty-seven years agOs ‘

In Europe they have tried this same gag. Just” twenty~seven years .
ago, the summer T went to New York, I went to the first housing con-
gress in England,,the_International Housing Congress, and I learned

3

there what they did in their so-called municiral housing that ‘was self=-
. sustaining. They may have learned it from Tammany or Tammany may have
loarned it from them. They paid a certain amount for the land and they 3

figured out on what valuation they vaid for the land for housing they
could report a return for the rent they wanted to charge, and they wrote
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that down as what they.paid'for the land and made the takpayer pay
the balance. No wonder they are having hard times over there. That
isn't honest. '

We can't beat economic laws. We have been trying since thé
fourth of last March to do it, and now we propose to put the Army in
control so we won't realize what is happening.

DR. LEIFUR MAGNUSSON
Executive Secretary,
International Labour Office

After the eloquent, fiery speech of my friend, Benjamin Marsh,
I think I have been well chosen for this gatherlng. If I may permit
myself to indulge in a little of his economic speculatlon (I am not
sure that my friend, Ben Marsh, thinks there is any use for economic
speculation, although he confessed a strong faith in economic laws
of a kind) I have a few remarks to make upon this question of inter=-
est in relatlon to housing. I think I have the ev1dence and Justl-
fication of the conclusions to which I shall come in the few words
‘that I shall say in a most extraordlnary document that has just. been
1ssued by the Department of Commerce. That is the ‘report on the in-
come distribution of the United States, in which you will flnd the
way in which the different classes and kinds of income in the ‘United
States have contracted during the period of the depressione

Income as a whole is down 40 per cent. That is not so sig-
nlflcant because that has a revaluatlon and we mlght be. Just as pros -
. perous with 40 mer cent’ less monetary counters as we mlght have been

with 100 per cent four years agos The 31gn1flcant thing is.the dis-
parity that has happened in the different kinds of monetary counters
with which we hate been dealing. Income from wages and. salaries,.
for example, have shrunk to 60 per cent of what they were in 1929, a
decline of 40 per cent. Income from dividends has gone down from
100 per cent to 43 per. cent. Now for the coutrast. Income from
property sources has decllned from 100 per cent to 70 per cent, mnearly
30 per cent, whereas interest on 1ncome derived from publlc utilities,
oartlcularly electrlc llght has decllned only from 100 per cent to
93 per cent, and the’ climax.is in the income from interest which has
gone down *erely from 100 per cent to 97 per cent, a paltry decline
of 3 per cent., Whereas in’ contrast building constructlon act1v1ty
and income arising from bulldlng operations has gone down from 100
per cent to 28 per cent, a decline of 72 per cent in income de-
rived from building operatlons. There, it seems to me, is the just-
ification for a reduction of 1nterest rates as an element in the
hous1ng problem.

e have only to call attentlon to the fact that a large nart
of the building operatlons are carried on by borrowed capital. A re-
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duction from 6 per cent to 4 per cent interest is a decline of 33 1/3
.per cent in the cost arising from interest, and if interest charges
are half the cost -- I don't know exactly what they are =- you will

88e that the total decline there would be 16 2/3 per cent if you were

to reduce your interest rate from 6 per cent to 4 per cent.

How are you going to get a reduction of interest is the ques-
tion., We seem to be agreed that it is necessary to get anywhere.,
There is a reason for it. If you reduce the interest rate you offer
an inducement (I don't say a subsidy because it isn't a subsidy ex-
actly) to builders to go ahead and build ‘Yousing. Then YYousing, as
I say, is a demand that is exceedingly responsive to changes in the
cost of production. The fact that I havé commented on the decline
of 72 per cent in building activity shows how elastic the demand for
housing can be, and that we have doubled up and lived with our friends
and gone.into poorer quarters, and so-on., We can live on almost any-
thing; food and clothing have the first claim, It has a flexible de-
mand and therefore a slight change in the cost of production will
revive the demand.

- In the second place, by reducing the interest rate it seems
to me we safeguard the principal. If I were in the fortunate nosi-
tion of holding a lot of bonds that gave me a magnificent income

I think I would rather have two per cent on them and fesl that the
principal was safe, or even'oné per cent or one-half per cent, than
“to draw 10 per cent one year and lose the whole nrincipal the szt
year. That, is toa obvious to need any comment.. -

How are we going to get a réduction of the interest rate? In
the first place it seems to me that we can get it by the example of
the Government, the Government, reducing its own interest rate on its
‘own borrow1ngs. There is the question of its credit I realize, but
if the credit with the . Government is good, this should be an ovpor-
“tune time to reduce the interest rate of Government borrowers and.

" therefore, set the pace for reducing the interest rates of those Who
llve by interest nayments., : : :

In the second place you can get reducad 1nterest rates. by- the
» Government , therefore actually maklno available funds for building
'constructlon at & low rate of interest. That is the customary way of do-
ing it in Europe, and they have secured low cost housing and they have
eliminated the slums. I don't know whether my friend, Ben Marsh, is
rlght that they have gotten themselves in a mess doing it, but at any
rate they haven't got the slums and they have some low cost housing.
What the results will be one hundred years from now, I don't know and
I don't think anybody else does either. We are perfectly safe in our
prophecy. .We can't prove it anyway.. ‘ :

Next you can offer the inducement of exempting from taxation
money that goes into housing and put the burden of taxation upon an-
other source. I don't take a great deal of stock in the fact that
the housing that you build must pay for itself in its rents, what you

gl
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‘cnll productive investment of Government money. It seems to me that
all Government money is equally productive. The Government collects
for its services to the communities, and it collects it for the ser-
vices which they think people are willing to pay the most for, Just
now we seem to be paying the most for the services of protection,
-the Army and the Navy, et cetera. ‘e get it from somewhers. If we
are convinced thet we want to pay more for another kind of protec-
tion, social protection, we will collect it from our citizenry be-
cause that is the thing they will vote for. I don't care whether

or not you get it in rents, you get taxes out of the services that
you render to your people.

In the next place you can perhaps reduce your intersst rates
simply by decree, as you anrproached the question of minimum wages
and devised instrumontalities for fixing minimum wages. You may bhe
able to work out scome machinery by actually declaring that social
standards of the community shall not permit you to collect mors than
such and such a rate »f interest. I realize that is difficult to
secure. I believe Gerrmany is the only country that has tried it
They tried it in December 1931, and they may have stirred up some
trouble in doing it, but there is an example. So it seems to me
there are various devious ways of .reducing the interest rate, and if
the interast rate is a substantial item in low cost housing, it is
worth while making that reduction in the interegt rate.

I think that leaves me with some background of Jjustification
for the reduction of interest rates and a statement as to how you
can do it. You may not agree with me, but there it is.

- - - o o

ERNEST J, BOHN
Secretary, Cleveland City Council

As I look over the program I see that I am the only one who
is not an expert, and not being an expert I nesd only a very few
minutes to say what I have tc say.

I know nothing about planning. There are a lot of people in
this audience who do know plenty about it; there are many experts
here who will discuss the subject with you. I am a member of one
of these councils, common councils., CQCurs isn't ealled a common
council. I mean it isn't officially a common council, but many
neople do call it that., All the experience that I have bad in
housing and slum clearance is from the. point of view of a municipal
official,

"When the Reconstruction Finance Corporation Act was passed,
for the first time the national government made money available for
low cost housing and slum clearance. Immediatoely sometning had to
be done. Local governments were asked to do something about it.
This meney was mads available to only those subdivigicns that had




the necessary regulétory law, and for that reason we had a limited
dividend law passed, Then the city government proceeded to encour-
age and to promote and help those who are interested in promoting
limited ¢ividend laws, Projects were sent dcwm long befeore the
present housing administration was set up. In fact, they were in

a different building gathering dyst there, as some people believe
their projects are gathering dust here,

Then there came to pass the National Recovery Act and money
was available not only as loans but as grants. So the city gevern-
ment again interested itself in passing the nscessary laws, and I
believe Ohic was the first state that enacted a public housing
authority law., Pursuant to that public housing aut hority law, pub-
lic authorities were 56t up in Cleveland, public authorities were
set up in Cincinnati and in other parts of the state, hoping to ob-
tain not only loans but actual grants for subsidized housing,

Again the Housing Division was f looded with plans. Very
wisely they made up their minds that these schemes must conform to
the gereral plan of the whole city, that any one of these schemes
had to be part of the future planning of the whole c¢ommunity, and
that this wasn't just a place to come with your wheelbarrow for the
distribution qf a lot of money. ‘

For a couple of years I have been speaking in Clevelard on
housing, trying to arouse public opinion for the = pport of this pro-
gram of the Govermment. In recent months I have had to begin by ask-
ing the audience to kindly not ask me where those beautiful houses
are that I have been saying for the past two years we were going
to build with public funds, I am sure that rmust be the experience
of a good many of you here, and it is rather discouraging. We ‘
wonder why it is that moro speed isn't injected into it. We are
told that dirt must fly, There is a lot of dirt in Cleveland that
is just anxious to be flung, if that is the correct word,

The point, however, that I'must make before closing is that
we must remember that this is a new undertaking for this country.
I don't think that only a few years ago we could have held a meot-
ing such as this in a respectable hotel and discussed public hous-
ing or municipal housing, It would havo been thought too radical.
It is a new thing, and we must be tolerant, if tolorant is the
correct word, in attempting to arrive at & sound solution, The
groat encouragement that I receive out of all this is thet hous ing
is getting into politics, Housing should have gotten into politics
a long time ago. Wo speak about the example of England, what a
marvelous start England has mede, even if no actual solution hes
been arrived at. Why? Because housing has been in politics in
England for a long, long time, '

1 think it was Mr. Klaber who at the slum clearance confer-
ence in Cleveland last summer said that slum clearanco bogan with
Honry the Eighth, Henry the Eighth ordercd the demolition of one
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hundred unsanitary slums in London« In England it has been a part
of politics, In this country the citizens are interosted, and

these groups are formed for the purpose of arousing public opinion,
but you must have the interest of your city councilmen, you must
have the members of your state legislatures and of Congress in-
terested, Housing and slum clearanco is just as much a governmental
function as the paving of streets or poliocing or hospitalization.

To show you that this is tho opinion of a great many other
people, there has been formed an association of public officials,
of .porsons whose duty it is to interost their governmont end to
carry out housing and slum cloarance programs. This agsociation

_is composed of a membership from thirteen different states, and
.three or four different municipalities. - If such .an association hed
‘been formed & year and a half ago tlere would have been one membor,
‘because New York was the only stato that had a governmental body
.whose duty it was t'o. carry out a housing progra.

Now that all of tmse statos are passing laws of +this sort,
1 say to you, Mr. Xohn, that the roal benefit that we are recoiv-

~ ing from this agitation for housing and slum clearance is. thad

government is actually interostod, When you once find that the
government as such, municipal government and state government, is
actually interested in housing, not only in pasging laws but
actually interested, you will find that your task will be lightened

.a great fieal. Thank you.:
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WALTER H. BLUCHER
Sesretary, Detroit City Plan Commission

- . If an expert is a man from out of town, I suppose there are
a few qf us here. ’

" Y am somewhat at a lossto go about telling you about Detrodt,

becauge I have euch & limited time in which %o give my set talke
Even snen the people whom T am addressing, the natives, know wiere

'_ooféw,a'rd‘and Hastings Streets are, it takes me an hour, and here I
have béen given ten or fifteen minutess .

.~ I am not going to talk about housing,.if you don't mind, I
have to give you my beckground in order that you may properly mundsr-
stand what I am ging to talk aboute For a number of years I and
others have been interssted in housing from .a social and sociologic~
sl standpoint. We have an organizatien which has been- interested

in educating people to the need for housinge - = -

I want to read to .you from thé annual report of the City Plan

Gommission of Detroit, for 1928, to show you that housing is not
- something new to ws, This was in

the days when it was heresy for

‘1
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us to think about housing in relation to city planning, but we
said at that time: :

"Most cIties..in America have given slmost no attention to
the problem of housing ite citizens, and particularly its low-wage
earners, A few cities have experierced-the_conditions now preva-
lent in New York and Philadelphia, where the fé5ling. has been that
American workers recieve high wages and that their living condd-
tions are almost ideal.," (You will notice that I have used two
"almosts" as far as I have gone. We used to hedge in those deys.)
"This is largely the feeling in our own city. One-half the world
does not know how ‘the other half lives." . (There is a bright state~
ment that I am awfully moud of today.) "The result is ignorance
on the part of most eitizens as to the true living conditions in
some sections of Detroit, It is not going beyond the truth to say:
that housing conditions in’sorme sections of our city are almost
intolerable.” ("Almost" again.) "We cannot continue to d ieregard
the housing of our emall income citizens., Poor housing conditions
result in the creation of criminal hotbeds, Studies in other
citiss and partial studies -in Detroit show the greatest number of
delinquent children where housing conditions are worst." Then I
gkip part and we ‘g on to say, "The municipal ity will necessarily
take a part in any scheme for housing reform,"

That was back in 1928, Even in 1932 I was told that I ought
to keep my nose out of housings

Well, to geti back to the Detroit plan, I am geing to stop
talking about housing for a few minutes and tell you souathing else.

Two years ago many people in this country thought that city
planning was a luxury, and when we cume very close to being e limi-
nated from the picture. in Detroit we decided that the best job we
could do would be to determine., if possible, not what was wrong
with Detroit, we knew what was wrong, but what might be done to
remedy the situation.  So we undertook a series of studies. We
called thers then, as we dall them now, rehabilitation studies, and
we made sorme very imtensive studies, For instance, we checked into

""" the matter of population flow, population density in various sec-

tions, and population movements, and ‘there were a number of other
things that we studied for the city, but I want to get to & par-
ticular area, what we called our "East Side blighted area,"

We found among other things there that whereas we had &
large concentration of colored powmlation, and we have had a great
increase in the colored population in the last few years in Detroit,
the population in this East.Side ares had dropped off twentywfive
per cent, We didn't kmow it, but it just happered. We found among
other things that even ths colored population which had an average
family of four and one=half people, had only two and eight-tenths
people in this area, We asked why., Their families aren't ordina-
rily smaller, We checkod among these people arid we found that the

.
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decent, better colored poople with children had been woving out of
the area because criminal conditions were too bad for them, We
checked that very carefully and found it to be a fact, Ve made a
number of criminal studies, we made all of the so-called socio-
logical studies, juvenile, tuberculosis deaths, pneumonia deaths,
and all the rest of them were made, Ve checked the matter of
asgessed valuation, for instance., In the city of Detroit from 1930
4o 1032 valuations dropped twenty=five per cente In this particular
area we found that valuations were starting to drop in 1927 during
the very height of the boom, They were already going down, and
from 1927 to 1932 they dropped about sixty-five perucont, Then we
checked the tax delinquencies, and then we went through the area
with pretty much of a fine comb.

This wasn't housing, please understand, This was rehabilita=
tion. We went throush and we: found out the sizes of the families,
the number of rooms, tle number of bedroams, and the income of the
people, if any, and tre rent they were paying, i any, and the
number of automobiles thoy owned, and how thoy went to work, and
- where they worked, and how long they had lived in Detroit, whether
they had ever been farmers, and whether they wanted to live on the
farm. All of these quostions wore asked of the people, and we
found out, of course, what was wrong with the town, and the next
job was to find out what might be dones '

of course, we knoew that most of the people in this area had

been holding the property--I was going to say in the pious hopesrin
the hope that it would some day be used for commreinl or industrial
purposcs. There was always the hope that proporty within half a
milo of the downtown section would, through gome miracle, Dbe guitw
sble for high buildings. So wo decided to find out just what the
possibility of that use was. We found that in our city, as in every
city, there was just six times as mech business frontage available
~ for use as was in actual use, and I mean including the vacancies too0.
We chocked trs amount of property which was béing used for industrial
purpeses, and wo found one hundred per cent more available for in=
dustrial purposes than was actually in use. So it seomed pretty
definite to us that the hopes for eny use for industrial ar commer=
cial purposcs, particularly in view of tls trend in population, wore
very, very slim, : '

‘ Tn the moantim the poople were getting no income, and tho
property was in a very bad condition. We had eliminated commerce
end we had eliminated industry from this aroa, and there wore only
two possiblo things that could be done. We might tear down the
buildings and make parks, which was a very fine idea except that
we didn't have any money to pay for the land,. So wo decided that
the best use of this property was for some form of housing. We
designed two=story houses, and tiree-story houses, and four—-story
houses, and six-story buildings, and the strange thing about it is
that, assuming the land value to be below a dollar a square foot,
we found, according to our estimates, that the best use and cheap-
o8t use was a two-story house, that when woe went into the higher
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buildings the cost of maintonance and the cost of operation and tho
a’ded facilitios raisod tho cost of tho housing wnite OSo that is
oxactly how wo came to housinge. Ve found t hat the bhest uso of tle
property in this marticular area was for housing, upon one defi~
nite conclusion, that its valuc ms in tlo neighborhood of 85¢, or
88¢, or 90¢ per square foot. Tts valuo wasn't what ople thought
or hopod it was going to.be worth for some industrial or commorcial
proporty. We assumsd.that the best use of tho proporty was for a
low type of housing, and upon that basis we found that the best use
was for two-story housess :

Thet is whore we have coms ab the presont time. Wo preparsd
our plans; we sent thom dowm; wo got a tentative commitment, and
what is going to happen rests upon what tle gods sitting upon
Olympus decides It haprens thet Olympus is now called the Imterior
Building, but that is wiere we are.

Just one more thing. It is an old, old story, which I do
1ike. Tt seems that there was a debate in Parliament over the
Trish land question, and every once in a while from the gallery
would come the call, "We want more land," Then again came the
call, "We want more land." This is really a poor story, but I
am going to tell it anyway. Finally it got on the nerves of the
speaker, and he sent the sergeant-at-arms up to tell the man to
be quiet. The sergeant-at-arms was on his way up and out care
the cry, "Je want more land." Finally the cry ceased, and later
the speaker said to the sergeant-at-arms, "How #id yeu get rid of
that man?"

_ The sergeant-at-arms said, "I went up to him and I talked
to him and T tried to quiet him, and I couldn't, so," he said,

" W] hit him first on one ear and then I hit him on the other ear,

and I seid, 'If you waut mors land, there are a couple of achers

for you.' " ‘ '

Maybe it is a terrible story, but I 4 nink it has some direct

“applications to this land question.

T want to close by paraphrasing Browninge. I would say this,
in 8o far as the Detroit housing proposition is concerned, vara-
" phrasing Drovming, "Our fate is in their hands who sayeth, "A house
they planned.' " '
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HAROLD S. BUTTENHEIM
Editor, The american City

Against widespread opposition the Government of +le United
States earmarks from its nublic works funds a hundred million dollars
for losns and subsidies, through the Public Yor ks Brargency Hous ing
Corvoration, to aid slum clearance and low-remt housing developments,
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With almost no cpoosition the cities of the United States, through
our unscientific system of real sstate taxation, subsidize the very
hecusing atrocltles and oppressive rents which the Federal Government
and local civic groups seek to correct. Few memhers of these civic
grouns seem 8ven to suspect what is actually going ome Can we not
arouse them to intelligent action?

In providing the public révenues of any city, the less we tax
land the less is theressure on ownsers to sell or use the land for
housingrojects. The less we tax buildings, on the other hand, the
greater inducement there is to erect new homes or improve old ones.
Obviously, a rational system of roal estats taxation will reverse the
first trend and strengthen the second. By raising more revenue from
the land and less from buildings, two essentials of low-cost housing
will be achieved: land will bsccme cheaper to buy and develop, and
homes will become chenxer to own or rent. '

Part of the confusion on this subject in the minds of law-
makers and home owners arises from the unfortunate legalistic use of
the term "real estate" as meanineg either vacant land alone or land
and buildings combined. The lawyers having united in one term two
entities as dissimilar as o0il and water, tax-makers traditionally
follow suit,

Why labor products that happen to be fastened to the land

* should be taxed at a high rate, while moveable nproducts are texed
at a low rate or not at all, no one has satisfactorily explained,

I am not urging, of course, the taxation of movesble products. Per-
sonal property -- as such products are generally called ~-- has been
found to be so unreliable and inequitable a source of public revenue
that the personal property tax in most states is either a farce or a
corpse. Taxes on homes, however, continue to be exacted, not from
any social or economic neco)81ty, but because homes are anchored to
the land and are-lsgally classified as a part of real estate. Thus
we perpetuate the penalizing of home owners and temants for their
thrift and energy. While dcing so wo present to land owners rents
or speculative profits which they are able to collect because of
holding title to nortions of the esrth's suface which they never cre-
ated, and whose value is maintained by the expenditures and services
of government.

Without further argumenf, may I not assume that intelligent
advocates of public hnu51na realize the desirability of untaxing build-
ings and of paying the costs of municipal government largely from the
land rents which such government znd the mere presence of population
create? The practical question then bocomes, how can this rational
system of taxation bs adopted with the greatest benefit and least
hardship to all concernsd? Various proposals have been made of which
the brief time assigned to me permits the mention of only the plan
already partially carried out in Pittsburgh.

This co~ calléd'"ﬂraied tex" plan involves, in gradual install-
ments over a period of years, tho shift of taxes off of buildings and
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omto the land., City taxes in Pittshurgh are now assessed on buildings
at only ‘one-half the rate which applies to t gxes on the land, The
1933 rate in Pittsburgh (exclusive of Board of Education and Counmty
taxes, to which the "graded" plan does not apply) wes $2.06 on land
and $1.03 on buildings respectively, on each $100 of assessed velue-
tions The present Mayor of Pittsburgh in his campaign for election
last fall advocated legislation to extend this plan by gradual steps
until buildings are freed up to 80 or 90 per cent from taxation.

Such g drastic change in local revenus systems will be slow

. of adoption and very leisurely in its attack on our fundamental prob-
lem, Meanwhile, there seems justification for securing, if we can,
some special consideration from state and local taxing bodies for
public tousing projects. An ingenius provision in the "municipal
housing authorities" bill now before the New York Legislature, stip-
ulates thats "The propertv of an authority shall be exempt from all
local and municipal taxs=. 4&n authority shall pay to the city a sum
fixed annually by the citv, Such sum shall not exceed in any year

- the sum last levied as an an:aual tax upon the property of the authority
- prior to the time of its acquisition by the authority."

Personally, while I should not oppose this provision of the
bill, I believe it would be more sound and more just if it gave the
municipality the option of either charging the tax just mentioned or
the current lgnd tax in any future year, whichever might be greatsr.

Another possibility is to allow an exemption of, say, $3,000
on each family unit, in assessing new housing for taxetion; &nd to
continue to assess at full value the land on which such housing is
built. Such a plan was adopted, with a ten~year limitation of tax
exemption, in New York during the hcousing shortage after the war,
and is believed to have been partly resnonsible for the tremendous
building activity which followed.

Advocates of public housing as an emergsncy measure, of whom
I have become one, are gensrally in favor of some form of tax exemp~-
tion or tax limitation on the projscts of public authorities or lim-
ited dividend housing corporatioms, But if we really want to stim-
ulate construction and to do our best to solve the housing problem,
why should we not favor similar exemptions for all husing -- thus
treating private and public enterprise alika, and epplying our stim=
ulant to the entire community?

Pittsburgh's new Mayor, W. N, McNair, tells of one of his
negro constituents, who shortly after paying a fine for chicken steal-
ing, had heard the Mayor expound the inequity of taxing real estate
improvements, "You moean," said the Negro, "that when I robbed a chicke
en coop I was fined once for it and set free, but if I huild a coop
and raise my own chickens the tax assossor will fine me by taxing the
chicken coop every year?" Which seems to demonstrato that even a
chicken fancier may be made to recognize sn economic inconsistency,
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In conclusion, I am optimistic enough to predict an age
of roason when tusing reformers and lefislators willsee the un-
wisdom of fining home=owmers for building chicken coops == or
oven capitalists for building tomes}

- e -

COLEMAN WOODBURY
Secretary, Illinois State Housing Commission

This afternoon I wrote down some notes on what I was going
to say this evening, but we have heard so much talk and the hour
is so late, the most of my talk is going to consist of reading
the major headings of the speech propers

My subject was '"Unwise land Policies: How they meke hous-
ing more difficult," or words to that general effect. In the
first place I was going to point out that encouraging, knowingly
or unknowingly, active spasculation in land made housing more
difficult. I was going to talk a bit about what I call over-
zoning, which has been alluded to here by other speakers, over-
zoning either in the sense of giving too much land in the city
to high income use or allowing an over intense development of |
the residential property. I think that a very strong case can
be made for that common error in land nolicies, acting as a peg
on which exorbitantly high land values are hung, or, to change
the figure, as one of the props that land owners use to justify i
in their own minds, in some cases the minds of others, land §
values that have no relation to the probable use of the land. ‘

The second thing that I wanted to talk about what a hit- £
and-miss disposal of property, of land that comes to municipali- ;
ties or govarnmental units; the hit-and-miss policy of disnosing
of that land at the earliest opvortunity has taken from Amsrican
cities one of the most useful clubs which they might have at
thepresent time against too Yigh land values. I wanted to point |
out under that,not only that this point has some historical '
interest, some comparative interest between American cities and
German and Scandinavian cities, but that we are facing at the
present time in this country and in the immediate future a sit-
uation when that policy can be reversed, I think, to good effects,

I wanted to sugpmest, following that, that many citles
in this country are going to have large amounts of tax-delinquent
land divert to them in the near future if it has not already
done so. The treatment of that land whether it is to be dis-
posed of at bargain prices, or some attempt is to be made to
consolidate it inmto useable sites, I think is a genuine questlon
of land policy.

T wanted to suggest slso that public Ywusing authorities
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be permitted to accurmlate surpluses from their earnings over a pe-
riod of years, and that they pe specifically allowed to invest that,
when -it seemed wise to them, in land. In that way they will be able
to take advantage of the real estate markst, and in ten or fifteen
years from now perhaps be in a much stronger position to obtain units
of land at reasonable prices than they are at the present time.

In the third place I wanted to point out that our unwise land
policies in themst have wasted literally millions cof dollars. If
that needs any substantiation I would suggest that you try estimating
for a large city, such as Chicago or Detroit, the amount of savings
of that community that has been wasted in wild-cat subdivisions, in
our special assessment bonds, and in real estate bonds, all of them
tied directly to it, and sncouraged in some ways by the official
land policies in those cormunities, in some cases by the lack of
land policies in those communities, in the pest, I only wish that
we had at the present time at the disposal of the Federal Housing
Division a tenth of the wealth of this country that was squandered
between 1920 and 1930 as the result of land policies, and we couldn't
ask the President or Congress for a billion dollars or any other
meager sum of moneys '

Finally I want to suggest that one of the weakening effects
on the financial conditions of American municipalities has been their
lack of land policies. I wanted to suggest to follow thet, Mr,
Phillip Cornik's study in New York, in which he has shown a correla-
tion between the amount of subdivisiom that has been carried on in
various cities and the amount of tax delinguency in those sarms

‘cities. He suggests that possibly one of the reasons Amdrican cities
arse in the sorry financial plight they are today is that waste of

land resulting from land policies in the past,that has been reflect-
ed not only in the savings of the community, in the condition of its
banks and what not, but actually in the financial status of the muni-
cipal government. That is not the only reason, of course, but I
suggest that it is one important one.

That is the major part of the talke I think that I have cut
ten minutes to three or four minutes. I tope so. But then I was
going to indulge in the luxury of saying some things that didn't
have to do with my topic.

Tt seems to me that at the present time there are certain
questions ~- I don't know whether you want to dignify them by sug-
gesting that they be the subject of policies or not -- involving
the use of land for housing that ought to be very carefully con-
gidered. I don't know the answers to all of them, but I do think
it may be of some service to this conferonce to suggest those ques-
tions ag clearly as I cane.

We are a conference today of an organization that believes
in and is dedicated to propaganda, if you wish, in the legitimate
sense of that word, and education in tousing matters, and yet the
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difficulty of the Iand nssembly problem for low cost housing is in
direct relation to the amount of publicity that is given to hous-
ing at a given time. To show you what I mean, ac long as the pub-
licity is used to interest civic groups, to bring in people who
should be concerned in public matters who heretofore hava been deaf
to them, well and good, but the minute you begin to suggest sites
or possible areas before the acquisition of those areas, you are
running a big chance of increasing your land cost enormously., I
have had plenty of evidence in my office in the last two or three
weeks of that situation in Chicago where we have not had an enorme-
ous amount of publicity given to housing. I think we ars all anx-
ious for education in housing matters. We are all anxious to see
as little of the money that is spent for housing as is poSsible

go for land, and T. sugsest to you in your individual communities
that that is a matter worthy of your attention. It may seem small,
but it may make the difference bhetween g fairly successful start
and a digmal failurse inx your initial attempt at low cost housing.

The second thing that I want to sugrest as an immediate land
policy is the treatment in large fousing schemes of commercial land.
In developments in the past, developmsnts that are as diverse as,
sey, Nichols' commercial devalopment in Kansas City and the English
garden cities, very good results have come from a policy of secur-
ing income from commercisl land developed. in conjunction with houaz-
ing lots or housing districts. Of course, in the cass of the English
garden cities that inmcome from commercially used lard ig passed on
eventually to the inhabitants of the *“own or the district, in the
form of reduced cost for their wusing. It seoms a ressonable, a
possible way of reducing rentals. At the same timo there are very
considerable hazards in them, and I know of several large develop-
ments started before the deprossion which have found that during
the depression their income from stores had dropped much more
repidly than the income from thsir housing units. So that there
is always a very considerable hazard there. Tt is very obviously
a question that can't be answered in the abstract or in gensral
terms, but I wish again merely to suggest it for your consideration.

The third thing that I wanted to bring forward is the ques-
tion of when to condemn. I think that practically everyone in this
room would agree that condemmation will have to be used at sometime
in the acquisition of sites for low costfhousing. iightosn months
ago or a year ago I would have agreed without any question that the
proposition of condemnation should have been held in reserve and
used only as a last resort; in fact, in our bill in Illinois we
agreed to an amendment which allowed condemnation to be used only
after 50 per cent of the land was under voluntary option. Since
then I have had soms misgivings on that policy. The argument on
the other side ig this, thet if when tte eres is docided upon con-
demation suits can be started against owners of that land, you
shut out the possibility of fake sales and fake mortgages to estab-
lish higher prices for the proporty. Of course, you run the risk
of being called high-handed mnd dictatorial and un-American and all
that sort of thing. The psychology of it is going to be bad, it is
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going to bo easy for your opponents to make you look bad for the *time
being, but I do not think that it is an issue in which the weight is
not 211 on one side by any manner of meanse.

Finally I want to suggest that in the acquisition of land we
are at the present time in many American cities at a very crucial
pointe. There is a general feeling I think throughout the country
that there will be some business up=-turn in the spring. I think that
in most American cities we are facing a potential housing shortage,
and in Chicago I can testify from rethor careful inquiries in the last
few weeks that the real estate market is decidedly firmer than it was
six months ago. Now if we wait another few months -- I don't think
it will have to be more than four or five months =-- to acquire land
in some of these cities we are going to pay much more than if we get
started right away. I don't know how true that is in your own towns.
T am very convinced it is true in mine. - I am glad to have seen the
 evidence given in this conference and in Mr, Kohn's talk on the pos-
sibilities of prompt action on the projects that have been talked and
studied for so longs '

Well, my saving of time hasn't moterialized I see, but I do’
think thet these last questions that I have suggested to you, while
I do not want to dignify them by suggest ing that they are matters of
profound policy, are practical problems which every city in this coun-
try is going to face if it is not already facing thems

- 40 an O m . -

DR, WERNZR HEGEMANN
Lecturer, New School for Social Research
Former Editor of Stadtbau

It seems to me that one nossibility hes not been mentioned to-
day. Mrs, Roosevelt sald tiat finally the rehousing will have to be
done by private enterprise or by some other enterprise than cities,
and another speaker said this evening that we will sooner or later
come to the point where bonds will nave to be issued. My suggestion
would be thist Why not issue bonds right away? In other words, the
Government is now giving a hundred million dollars, and there is 2
danger that this tndred million dollars will be put into construc= -
tione. My suggestion would be not to use if for construction, but to
use it as o Government guarantee for igsuing immediately, say, five
hundred million dollars worth of bonds. These bonds could be se-
cured by the housing s cheme it self and they could have the addition=
al guarantee of the Government by this one hundred million dollars.

You know that since the war there has come into existence in
the United States a mortgage debt of thirty-five billion dollars, 60
per cent of which is in difficulties, and eight billion of which is
entirely lost. It seems to me that that shows there is a strong de-=
sire in this country for a safe and sane investment, and there could
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not be a better investment than a well-designed -housing scheme for
low grade housing, especially if you give the people gardens. The
longer the depression lasts the more they will have to have gardens
because they can make a little living from the gardens. With the
additional Government guarantee of a hundred million dollars, I
think there would be quite a large number of people who would be
interested in these bonds.

I should like to express my delipght at sesing Mr. Benjamin
Marsh here. It was Mr. Marsh who started me exactly twenty-seven
years ago, as he said, by his housing exhibition in New York on an
entirely new career in life. took his idea to. Burope and we have
had one housing exhibition after another, the father of which is
Hr. Benjamin Marsh.

He said something this evening which surprised me very much.
He spoke of the two billion dollar revoliving fund. It seems to me
that that is a very important idea. You have reard over and over
again that the United States has lived from one bhoom to another.,
First you had the cansls, then you hed the railroads, then you had
electricity, then the radio, and then the sutomobiles, and now, at
present ;there is no more booms thersforey the depression.

Up to the present time you have néver done the slightest bit
of Yousing for one-third of your population . You should start to
build for this one=third of your population for which you have never
built. Instead you sent the mney to Europe and we did the building
for our peoples. You know there is no city without a slum; and in
thirty years every house that is modern now will not be modern. If
you begin this revolving fund of Mr. Benjamin Marsh's, you will never
have a depression again; you will continuously heve a new boom and
new houses. I hope I will see thems I have not yet seen them. Every
five or ten years for mors than thirty years I have been coming to
meotings like this, and nothing has come of them, but I hope that this
time something will come of it.

EDWARD F, McGRADY
Second Assistant Secretary, Department of Labor and
Agsistant Administrator for Labor
National Recovery Administration.

I regret exceodingly that I have not had the opportunity of
spending more time with you today, but this just happens to be one
of t wse tremendously busy days for those who are engaged in this re-
construction program that we are trying to go through with in this
country. I am sure I haven't beon missed, becauss I understand that
Mr, Turner Battle has bsen here representing the Secretary of labor,
and I see a very large group of very intellizent labor leaders over -
there who are also interested in good housing and low-cost housing.
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In going around this country I have boen impressed with this
fact: There is a very definite need for low-cost housing, but there
has not been a sufficient demand on the part of those whobelieve in
low-cost housing to crystallize public sentiment. in favor of it. You
hear about it here and there and everywhere, but when it comes to do-
ing actusl work to bring this thing about, to male it a reality, there
doesn't seem to be any teamwork, and that is one of the reasons why
I was thrilled in coming here. X

This is my second apnearance here today. I was thrilled in
geeing this group here. It is the largest group that I have besn able
to attend in recent years that are striving for low cost housing, but
even this won't be.enough. You have got to go .out of this meeting
and create a large and vociferous national dasmend for lew-cost hous=-
ing. :

This morning I had to go over on the Hill, and T was at a con-
ference with, I think, three senators and maybs gight or nine members
of Congress who are on the Commitiee on Anproprictions. I told them

that I couldn't stay with them much longer bocause I was coming back

here to this meeting on low cost housing. That started a discussion
in that group, and tlhere wasn't a man there who wasn't afraid of the
proposition of the Government niding in any way in low-cost ‘housing.
They were all thinking in terms of increasod taxation. I suggested
thet they had better come down hore and sit in and listen to you
ladies and gontlemen and loarn somethinge But %hose gent lemen who
have the power im ths  Federal Government and t10sa people who have
+the nowor in the state governmenﬁs and in tho municipal governments
will liston to you and they will adopt adequato programs just as soon
as we can bring about this crystallization of the thoughts of the
people and put them into dsmand. Ones you get the people demending
in this country you will goat action, but you wor't get action, even
though there is a need for it, until you do organize demanders in
every state in this countrye
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REPORT OF THE
REZOTLUTIONS COMMITTEE

Presented by John Nclen
ViceeProsident, National Public Housing Conference

The following resolutioms received the unanimous aspproval
of the delegates to the Washington Conference on Public Housing,
held under the auspices of the National Public Housing Conference
at the Willerd Hotel, Washington, D.C., on Saturday, January 27th,
1934:

1. As an immediate and permsnent policy it is urged that
public wusing authoritiss be created in states having the neces-
gary enabling legislation, and that the passage of such legisletion
in other states, which are now without it, be secured.

2. In states where public authorities do not now exist or
cannot irmediately be legaslly created, it is urged that demonstra-
tions be started at once by the Public Works Emergency Housing Cor=-
poration as the most effective means of educating communities to
the possibilities of slum clearance and decent low-cost housing for
wage~egarners, and as an important aid to solution of the unemploy-
ment problem,

3, The Counference is on record as being in hearty sympathy
with President Roosevelt's statement to a specislly delsgated com=
mittee of the Conference, that the most effective step in the hous=
ing program for the immediate future is "to make the dirt fly" on
gound demonstrations,

4, It is the united conviction of the Conference that this
action will do more than anything else to insure the future of pub-
lic housing, and to secure increased appropriations from federal and
other governmental fundsy further, that if the meney alreasdy appro-
priated is wisely and speedily spent, additional appropriations
will certainly be forthcoming.

5. The members of the Conference pledge themselves vigor=
ously to initiate in our own communities such action as may be nec-
essary to achieve the objectives set forth above.

6¢ Finally, it is the sense of the Conference that every
political unit be urged to exercise such authority as it now has
to cause the vacating of dwellings illegally occupied; and further,
to cause the demolition of every dwelling not meeting the minimum
requirements get by law or by the authorities having the power to
so determine,

L P P e Y

H
H
i







